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NOTICE

THE MAYOR HAS CALLED
A SPECIAL MEETING OF COUNCIL
FOLLOWING THE
BUDGET REVIEW COMMITTEE MEETING

ON

TUESDAY, OCTOBER 27, 2020

TO DISCUSS THE FOLLOWING:

o PERSONAL MATTERS ABOUT AN IDENTIFIABLE INDIVIDUAL, INCLUDING MUNICIPAL
OR LOCAL BOARD EMPLOYEES; AND
- Human Resources Matters update

- Chief Administrative Office recruitment.
+» PROPOSED OR PENDING ACQUISTION OR DISPOSITION OF LAND BY THE MUNICIPALITY

OR LOCAL BOARD;
- Land sale update.

AND

IN OPEN SESSION
TO CONSIDER ANY CORRESPONDENCE, REPORTS, AND BY-LAWS

City Clerk
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SPECIAL COUNCIL MEETING
Tuesday, October 27, 2020
Due to COVID-19 and the closure of the Civic Square
All Electronic Meetings can be viewed at:
City of Welland website: https://www.welland.ca/Council/LiveStream.asp

COMMITTEE-OF-THE-WHOLE (IN-CAMERA)
(See yellow tab)

e Personal matters about an identifiable individual, including municipal or local board
employees; and
- Human Resources Matters update.
- Chief Administrative Officer recruitment.

e Proposed or pending acquisition or disposition of land by the municipality or local board;
- Land Sale update.
ARISE FROM COMMITTEE-OF-THE-WHOLE (IN-CAMERA)

OPEN SPECIAL COUNCIL MEETING FOLLOWING COMMITTEE-OF-THE-WHOLE
(IN-CAMERA)

3.1 ADDITIONS/DELETIONS TO AGENDA

3.2 CALL UPON THE CITY CLERK TO REVIEW COMMITTEE-OF-THE-WHOLE
ITEMS (IN-CAMERA) TO BE ADDED TO BLOCK

3.3 DISCLOSURES OF INTEREST
3.4 COUNCILLORS TO DETERMINE AGENDA ITEMS AND BY-LAWS TO BE

REMOVED FROM BLOCK FOR DISCUSSION IN COMMITTEE-OF-THE-
WHOLE (OPEN) (See pink tab)

ORAL REPORTS AND DELEGATIONS
4.1 LEGISLATED PUBLIC HEARINGS PURSUANT TO THE PLANNING ACT

Applications to Amend City of Welland Official Plan (OPA No. 32) and
Zoning By-law 2017-117 (2020-11)

20-113 Complete applications have been made by the Corporation of the City of
Welland to redesignate lands and to rezone lands described as Part
Township Lots 23 and 24, Concession 5, Parts 1 and 2 on RP 59R-9333,
and Part 1 on RP 59R-6589, City of Welland for lands municipally known
as 80, 98, 122 and 148 Colborne Street. The lands are currently under
appeal in Zoning By-law 2017-117. The application to amend the zoning
by-law has been made to rezone the lands to Site Specific Rural
Residential — RR Zone, to allow for a maximum of eight (8) residential lots
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to be created in this area on private services, and set out site specific lot
area, frontage, front yard, interior side yard, rear yard, building height, lot
coverage provisions, and to require that the development on these lands
must be completed through a Draft Plan of Condominium. An application
for Official Plan Amendment has also been submitted in conjunction with
the application for Rezoning to identify the lands as Area Specific Policy
Area 7 and remove the subject lands from within the City’s urban area
boundary.

(See Report P&B-2020-62 Pages 1 to 26)

Application to Amend Zoning By-law 2017-117 (File No. 2020-08)

20-112 A complete application has been made by U. Lucchetta Construction Ltd.
to amend the existing Site Specific Residential Multiple RM-4 Zone in
Zoning By-law 2017-117. This application will impact properties on
Kintyre, Turnberry, Berwick, Ganton, Carrick and Ailsa Trials, as well as
lands that have not yet been registered as part of the Plan of Subdivision.
The purpose of the application for Rezoning is to: allow for front yard
porches to encroach into the front yard on corner lots, allow for lot
coverage of 60% for interior units on townhouse blocks; to allow for
covered or uncovered rear yard decks to encroach 3 metres into the rear
yard; and to identify that the daylighting triangle is not the front yard on
corner lots. The Official Plan designation is Medium Density Residential.
(See Report P&B-2020-64 Pages146 to 165)

4.2 PRESENTATION(S) - Nil
4.3 DELEGATION(S) (maximum 5/10/5 policy) - Nil
4.4  AGENCIES, BOARDS, COMMISSIONS AND COMMITTEES REPORT(S) - Nil

5. COMMITTEE-OF-THE-WHOLE (OPEN)
(to discuss items removed from Agenda Block)

6. BY-LAWS (SEE AGENDA INDEX)

7. CONFIRMATORY BY-LAW

A By-law to adopt, ratify and confirm proceedings of the Council of the Corporation of the
City of Welland at its meeting held on the 27" day of October, 2020. Ref. No. 20-1

8. ADJOURNMENT
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1-26
Remove From
Block

27 - 145

146 - 165

Remove From
Block

166 - 172

AGENDA BLOCK

BUSINESS ARISING FROM MINUTES, PREVIOUS MEETINGS AND OTHER ITEMS
REFERRED FROM COUNCIL FOR DISCUSSION - Nil

COMMITTEE AND STAFF REPORTS

1.

2.

3.

4.

Business Arising from Committee-of-the-Whole (closed)

General Committee Report to Council - Nil

Budget Review Committee Report to Council - Nil

Staff Reports

P&B-2020-62

P&B-2020-63

P&B-2020-64

CAO-2020-06

Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Proposed Official Plan and Zoning By-law Amendment, for lands
described as being north of Forks Road, east of Highway 58, south of
Highway 58A and on the west side of Colborne Street and the
Recreational Canal, legally described as Part of Township Lots 23
and 24 Concession 5, Parts 1 and 2 on Plan 59R-9333 and Part 1 on
Plan 59R-6589, City of Welland known municipally as 80, 98, 122
and 148 Colborne St. Ref. No. 20-113 (See By-law 1 & 2)

Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Northwest Welland Official Plan Amendment (OPA 29) and Urban
Design Guidelines. Ref. No. 20-104 (See By-law 3)

Gen. Mgr., Infrastructure and Development Services, T. Fitzpatrick -
Application for Zoning By-law Amendment (2020-08) submitted by U.
Lucchetta Construction for all lands with the RM-5 Zone.

Ref. No. 20-112 (See By-law 4)

Interim CAO/Gen. Mgr., Corporate Services, Chief Financial
Officer/Treasurer, S. Zorbas - Chief Administrative Officer (CAO)
Recruitment. Ref. No. 20-24
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3. NEW BUSINESS - Nil

4. BY-LAWS

1. A By-law to authorize the adoption of Official Plan Amendment No. 32.
Ref. No. 20-113
(See Report 2020-62)

2. A By-law to amend City of Welland Zoning By-law 2017-117 Froude - Colborne
Street). Ref. No 20-113
(See Report 2020-62)

3. A By-law to authorize the adoption of Official Plan Amendment No. 29.
Ref. No. 20-104
(See Report 2020-63)

4. A By-law to amend City of Welland Zoning By-law 2017-117 (U Lucchetta
Construction Ltd. - File No. 2020-08) Lots 8-60 (inclusive) Plan 59M-389; Lots 1-41
(inclusive) and Bocks 48 - 52 (inclusive) Plan 59M-433; Lots 10-44 (inclusive) and
Blocks 49 - 53 (inclusive) Plan 59M-458; and part of Part 1 and Part 2 RP 59R-10855,
Part Road Allowance, Part Lots 18 and 19, Concession 1, former Township of
Crowland, City of Welland. Ref. No. 20-112
(See Report 2020-64)
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COUNCIL
INFRASTRUCTURE AND DEVELOPMENT SERVICES

REPORT P&B-2020 -!
OCTOBER 27, 20zv

SUBJECT: PROPOSED OFFICIAL PLAN AND ZONING BY-LAW
AMENDMENT, FOR LANDS DESCRIBED AS BEING
NORTH OF FORKS ROAD, EAST OF HIGHWAY 58,
SOUTH OF HIGHWAY 58A AND ON THE WEST SIDE OF
COLBORNE STREET AND THE RECREATIONAL CANAL,
LEGALLY DESCRIBED AS PART OF TOWNSHIP LOTS
23 AND 24 CONCESSION 5, PARTS 1 AND 2 ON PLAN
59R-9333 AND PART 1 ON PLAN 59R-6589, CITY OF
WELLAND KNOW MUNCIPALLY AS 80,98,122 AND 148
COLBORNE ST.

AUTHOR & APPROVING G.M.:
TRAVERS FITZPATRICK
GENERAL MANAGER,
INFRASTRUCTURE AND DEVELOPMENT SERVICES

RECOMMENDATIONS:

1. THAT THE COUNCIL OF THE CITY OF WELLAND approves Official Plan
Amendment # 32;

2. THAT THE COUNCIL OF THE CITY OF WELLAND approves amendments to
City of Welland Zoning By-law 2017-117 to permit the construction of a
maximum of 8 single unit dwelilings in the RR-101 Special Exceptions Zone,
subject to the provisions in the said Zone, and

3. THAT THE COUNCIL OF THE CITY OF WELLAND requests Regional Niagara
to approve the deferred portion of the City of Weltand Official Plan, while making
provision for City of Welland OPA # 32.

ORIGIN AND BACKGROUND:

The City’s Official Plan was adopted by Council on May 4, 2010 and approved by
Regional Council on September 15, 2011 with new policies and mapping. The
City, through its 2010 process conducted a municipal comprehensive review (i.e.,
preparation of our new Official Plan) that rationalized its urban land supply. At that
time, Staff recommended (and Council of the day agreed) to the removal of
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approximately 110 hectares (272 acres) of land from the urban area and to re-
designate these lands to a rural designation. The subject lands generalty located
north of Forks Road, east of Highway 58 and west of Calborne Street in the
southwest area of the City. At the time of Regional Council's consideration of
approval of the City's Official Plan, as a result of concerns raised by property
owners, Regional Council deferred the removal of the subject lands from the City's
urban area and their subsequent re-designation to a rural classification.

Over the course of many meetings and presentations before the Region’s Planning
Committee and Council, and over the years since the City’s initial request (2010)
for removal of the subject lands from within the City's Urban Area Boundary, the
Region has continued to direct that a solution be arrived at between the Region,
City and Owners of the subject lands.

During the preparation of the new City of Welland Zoning By-law the City of
Welland zoned the subject lands A1 Agricultural Zone to align the Zoning with the
provisions of the deferred portion of the City’s Official Plan. That Zoning was
appealed by Mr. Froude.

The Proposal

The proposal before the City is a compromise to seitle the
longstanding/outstanding deferral of a portion of the City's Official Plan and to
resolve the outstanding appeal to the City’'s Zoning By-law which is presently
before LPAT. There have been ongoing discussions amongst the parties,
(Regional Niagara Staff, City Staff, Mr. Froude's Planning Consultant, and
respective counsel.} Those discussions have led to the proposal before Council
and will settle the outstanding issues to the satisfaction of the parties.

Specifically, the City Official Plan will be amended as follows:

Adding Section 6.7.7. Area 7: Rural Residential - Southwest Welland (Froude
Lands) as follows:

6.7.7.1 Planned Function

Area 7 is intended for single-detached "' ' ymenton
large lots each serviced by individual, private on-site water and sewage services
in accordance with the requirements of the respective approval authorities. Area
7 is planned to function as a rural residential area accommodating a maximum of
eight (8) lots each having a minimum lot area of 0.8 hectares (2 acres).

6.7.7.2 Permitted Uses

Only single-detached residential dwellings and associated
complementary/accessory buildings are permitted. Accessory buildings shall be
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scaled and constructed in a fashion sympathetic to the primary residential use on
the property.

6.7.7.3 Design

The nature of the Rural Residential development shall be governed
by the following:

Emphasis will be on minimal disruption and negative impacts on the natural
heritage system by preserving, protecting and enhancing existing environmental
features/attributes, functions and linkages from development so that it displays a
high level of environmental quality and amenity;,

The visual impact of the development of the lands designated Special Policy
Area 7 should be minimized by the use of measures such as vegetative buffers;

Additional lot creation by way of consent shall not be permitted;

Lands within the Special Policy Area 7 designation shall be developed on a
condominium basis and included in a separate Zone category in the
implementing Zoning By-law,

To ensure proper development of Special Policy Area 7 and a complete
application submission the development proponent may be required to provide,
satisfactory to the City and/or external agencies as appropriate, studies to
address the following:

- land use compatibility issues:

- environmental constraints;

- on-site servicing constraints; and

- other impact studies deemed to be required in accordance with this Plan
to ensure proper development of Special Policy Area 7.

In addition, the City's Zoning By-law will be amended to add Special Exception
Zone RR — 91 Zone as follows:

a. A total of eight (8) single unit dwellings shall be permitted in the
RR-101 Zone;

b. The minimum lot area for any lot within the RR-101 Zone shall be
0.8 ha.

¢. The minimum lot frontage for any lot within the RR-101 Zones shall

be 25.0 metres;
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d. The minimum front yard for any lot within the RR-101 Zone shall
be 10.0 metres;
e. The minimum interior side yard for any lot within the RR-101 Zone
shall be 4.5 metres;
f.  The minimum rear yard for any lot within the RR-101 Zone shall be
7.5 metres;
g. The maximum building height for any building in the RR-101 Zone
shall be 11 metres;
h. The maximum lot coverage in the RR-101 Zone shall be 15%;
i. Development within the RR-101 Zone shall be via condominium

development process.
The Site
The lands that are subject to are this Official Plan and Zoning By-law are located
on the west side of Colbome Street north of Forks Road are shown on Appendices

# 1 and #2, Special Policy Area #7 and Concept Plan - Froude Lands respectively.

COMMENTS AND ANALYSIS

At the time of consideration of the 2010 Official Plan, Official Plan Amendment No.
67 (approved in 1988) included the subject lands within the City’s Urban Area
Boundary and designated them Light Industrial and Special Status Area. Upon
review of a number of factors in the context of policies contained in OPA 67 and
within the time horizon of the new Plan, including the likelihood of development of
these lands for urban purposes on full services, Staff recommended that these
lands be removed from inside the Urban Area Boundary and re-designated the
lands from Special Status Area and Light Industrial to Rural.

As noted above, as a result of the concerns raised by property owners, the Region
deferred its decision regarding the subjert lands. In an effort to mediate and settle
this matter without proceeding to a full L. AT Hearing, City Staff has presented an
offer of settlement to the property owners. The settlement is implemented
thorough the policy documents attached to this Reportin Appendix Ill. Specifically,
with regard to the City’s Official Plan, the subject lands will be removed from the
Urban Area Boundary and designated Rura!l as originally contemplated by Staff in
their preparation of the 2010 Official Plan. Staff has suggested the creation of a
Special Policy Area 7 as an offer of settlement, which would permit the creation of
a single-detached dwelling development by Plan of Condominium containing a
maximum of eight (8) lots with each lot having to meet a minimum lot area and
frontage, on private services. Specific policies are also included to ensure the
proper development of the condominium plan in terms of protecting the
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environment, compatibility with surrounding land uses, development on adequate
individual private service systems etc.

Staff is of the opinion, that the settlement offer described above has merit and
represents a good compromise for all parties involved. As a result, Staff is seeking
support from Council regarding the proposed settlement and thereafter request
Regional Council to lift the deferral.

A virtual Public Information meeting was held by staff on Thursday 15 October
2020 at 7:00 pm.

Mrs. Farladeau, resident at 114 Colborne Street spoke to the application and
raised a concern about the location of the access driveway to the proposed eight
(8) lots.

Mr. Greg Hynde, Planning Consultant for the Froude’s spoke in support of the
proposal. During his comments Mr. Hynde indicated that appropriate buffering
could be provided at the development stage as the proposal would proceed
through a site plan process.

FINANCIAL CONSIDERATIONS:

None.

OTHER DEPARTMENT IMPLICATIONS:

None.

SUMMARY AND CONCLUSION:

The approval of the Official Plan and Zoning By-law amendment will resolve a
longstanding/outstanding matter which will see, subject to Regional approval, the
approval of a deferred portion of the City’s 2010 Official Plan. It will also resolve
an outstanding appeal to the City's 2017 Zoning By-law.

ATTACHMENTS:

Appendix! - Schedule A to OPA #32 - Special Policy Area # 7
Appendix Il - Concept Plan — Froude Lands

Appendix Il - Draft City of Welland OPA #32

Appendix IV - Draft Regional OPA

AppendixV - Regional Niagara Comments









APPENDIX I1I

PART A - THE PREAMBLE (This does not constitute part of the Amendment)
TITLE AND COMPONENTS

This document, when approved in accordance with the Planning Act, shall be known as Amendment No.
32 to the Official Plan of the Corporation of the City of Welland.

Part "A", the Preamble, does not constitute part of this Amendment.

Part "B", the Amendment, consists of map changes and text additions.

Part "C", the Appendices, which does not constitute part of this Amendment, contains the background
information associated with this Amendment.

PURPOSE OF THE AMENDMENT

The purpose of Official Plan Amendment 32 is to re-designate the lands (“the subject lands™) shown on
the attached Schedule ‘A 'to Special Policy Area #7 and create associated policies which will implement
the uses agreed upon between the landowners, the City of Welland and the Region of Niagara.

LOCATION

The lands subject to this Amendment encompass lands on the west side of Colborne Street and the
Welland Recreational Waterway, east of the former N.S. and T. trolley line and north of the Canadian
National Railway and lands owned by the City of Welland as shown on Schedule ‘A”.

BASIS

This Amendment will implement, through the addition of text and map changes, the requirements under
which the agreed upon development will be permitted. The textual additions and mapping changes in this
Amendment reflect the results of the compromise agreement amongst the parties.

All of the Amendment entitled PART B - THE AMENDMENT, consisting of the following Policies and
the maps referred to as Schedule “A” - Land Use Plan and Policies, constitute Amendment No. 32 to the
Official Plan of the Corporation of the City of Welland.

MAP CHANGES

I. Schedules ‘A, ‘B’, ‘B1’, and ‘C’, are hereby amended by the addition of the Special Policy Area 7
designation on Schedule “A”, attached hereto.
2. Schedules ‘A’ through ‘F are hereby amended by removing the area reference to as “Deferred by the

Region of Niagara” on lands located in the Southwest Welland.

POLICIES

1. The Official Plan of the Corporation of the City of Welland is hereby amended as follows:



Adding Section 6.7.7. Special Policy Area 7. Rural Residential - Southwest Welland (Froude Lands) as
follows:

6.7.7.1 Planned Function

Special Policy Area # 7 is intended for single-detached residential development on large
lots each serviced by individual, private on-site water and sewage services in accordance with the
requirements of the respective approval authorities. Special Policy Area # 7 is planned to function as a
rural residential area accommodating a maximum of eight (8) lots each having a minimum lot area of 0.8
hectares (2 acres). Additional lot creation by way of consent shall not be permitted.

6.7.7.2 Permitted Uses

Only single-detached residential dwellings and associated complementary/accessory
buildings are permitted. Accessory buildings shall be scaled and constructed in a fashion sympathetic to
the primary residential use on the property.

6.7.7.3 Design
The nature of the Rural Residential development shall be governed by the following:

Emphasis will be on minimal disruption and negative impacts on the natural heritage system by
preserving, protecting and enhancing existing environmental features/attributes, functions and linkages
from development so that it displays a high level of environmental quality and amenity,

The visual impact of the development of the lands designated Special Policy Area # 7 should be
minimized by the use of measures such as vegetative buffers;

Lands within the Special Policy Area 7 designation shall be developed through a plan of condominium
basis and included in a separate Zone category in the implementing Zoning By-law;

To ensure proper development of Special Policy Area 7 a complete application submission the
development proponent shall be required to provide, satistactory to the City and/or external agencies as
appropriate, studies to address the following:

- land use compatibility

- environmental constraints

- on-site servicing constraints; and

- other impact studies deemed tobe r _ _ -consuitation in accordance with this
Plan to ensure proper development of Special Policy Area 7.

SCHEDULE "A" SPECIAL POLICY AREA #7

The following appendices do not constitute part of Amendment No. 32 to the Official Plan of the
Corporation of the City of Welland but are included only as information supporting the amendment.



10

The following appendices do not constitute part of Amendment #32 to the Official Plan for the City of
Welland but are included only as information supporting the amendment.

PART C- THE APPENDICES
Staff Report P&B -2020-62

Proposed Regional Official Plan Amendment 7 - Site Specific Policy Area 13. K.1.5
Proposed Regional Official Plan Amendment 7 — Welland Urban Boundary Adjustment
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REPORT P&B-2020 - 62
OCTOBER 27, 2020

SUBJECT: PROPOSED OFFICIAL PLAN AND ZONING BY-LAW
AMENDMENT, FOR LANDS DESCRIBED AS BEING
NORTH OF FORKS ROAD, EAST OF HIGHWAY 58,
SOUTH OF HIGHWAY 58A AND ON THE WEST SIDE OF
COLBORNE STREET AND THE RECREATIONAL CANAL,
LEGALLY DESCRIBED AS PART OF TOWNSHIP LOTS
23 AND 24 CONCESSION 5, PARTS 1 AND 2 ON PLAN
59R-9333 AND PART 1 ON PLAN 59R-6589, CITY OF
WELLAND KNOW MUNCIPALLYBY AS 80,98,122 AND
148 COLBORNE STRE

AUTHOR & APPROVING G.M.:
TRAVERS FITZPATRICK
GENERAL MANAGER,
INFRASTRUCTURE AND DEVELOPMENT SERVICES

RECOMMENDATIONS:

1. THAT THE COUNCIL OF THE CITY OF WELLAND approves Official Plan
Amendment # 32;

2. THAT THE COUNCIL OF THE CITY OF WELLAND approves amendments to
City of Welland Zoning By-law 2017-117 to permit the construction of a
maximum of 8 single unit dwellings in the RR-81 Speciai Exceptions Zone,
subject to the provisions in the said Zone, and

3. THAT THE COUNCIL OF THE CITY OF WELLAND requests Regional
Niagara to approve the deferred portion of the City of Welland Official Plan,
while making provision for City of Welland OPA # 32.

ORIGIN AND BACKGROUND:

The City’s Official Plan was adopted by Council on May 4, 2010 and approved by
Regional Council on September 15, 2011 with new policies and mapping. The
City, through its 2010 process conducted a municipal comprehensive review (i.e.,
preparation of our new Official Plan) that rationalized its urban land supply. At
that time, Staff recommended (and Council of the day agreed) to the removal of
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approximately 110 hectares (272 acres) of land from the urban area and to re-
designate these lands to a rural designation. The subject lands generally located
north of Forks Road, east of Highway 58 and west of Colborne Street in the
southwest area of the City. At the time of Regional Council's consideration of
approval of the City's Official Plan, as a result of concerns raised by property
owners, Regional Council deferred the removal of the subject lands from the
City's urban area and their subsequent re-designation to a rural classification.

Over the course of many meetings and presentations before the Region's
Planning Committee and Council, and over the years since the City's initial
request (2010) for removal of the subject lands from within the City’s Urban Area
Boundary, the Region has continued to direct that a solution be arrived at
between the Region, City and Owners of the subject lands.

During the preparation of the new City of Welland Zoning By-law the City of
Welland zoned the subject lands A1 Agricultural Zone to align the Zoning with the
provisions of the deferred portion of the City's Official Plan. That Zoning was
appealed by Mr. Froude.

The Proposal

The proposal before the City is a compromise to settle the
longstanding/outstanding deferral of a portion of the City's Official Plan and to
resolve the outstanding appeal to the City’s Zoning By-law which is presently
before LPAT. There have been ongoing discussions amongst the parties,
(Regional Niagara Staff, City Staff, Mr. Froude’s Planning Consultant, and
respective counsel.) Those discussions have led to the proposal before Council
and will settle the outstanding issues to the satisfaction of the parties.

Specifically, the City Official Plan will be amended as follows:

Adding Section 6.7.7. Area 7: Rural Residential - Southwest Welland (Froude
Lands) as follows:

6.7.7.1 Planned Function

Area 7 is intended for single-detached residential development on
large lots each serviced by individual, private on-site water and sewage services
in accordance with the requirements of the respective approval authorities. Area
7 is planned to function as a rural residential area accommodating a maximum of
eight (8) lots each having a minimum lot area of 0.8 hectares (2 acres).

6.7.7.2 Permitted Uses

Only single-detached residential dwellings and associated
complementary/accessory buildings are permitted. Accessory buitdings shall be
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scaled and constructed in a fashion sympathetic to the primary residential use on
the property.

6.7.7.3 Design

The nature of the Rural Residential development shall be governed
by the following:

Emphasis will be on minimal disruption and negative impacts on the natural
heritage system by preserving, protecting and enhancing existing environmental
features/attributes, functions and linkages from development so that it displays a
high level of environmental quality and amenity;,

The visual impact of the development of the lands designated Special Policy
Area 7 should be minimized by the use of measures such as vegetative buffers;

Additional lot creation by way of consent shall not be permitted;

Lands within the Speciai Policy Area 7 designation shall be developed on a
condominium basis and included in a separate Zone category in the
implementing Zoning By-law;

To ensure proper development of Special Policy Area 7 and a complete
application submission the development proponent may be required to provide,
satisfactory to the City and/or external agencies as appropriate, studies to
address the following:

- land use compatibility issues:

- environmental constraints;

- on-site servicing constraints; and

- other impact studies deemed to be required in accordance with this Plan
to ensure proper development of Special Policy Area 7.

In addition, the City's Zoning By-law will be amended to add Special Exception
Zone RR — 91 Zone as follows:

a. A total of eight (8) single unit dwellings shall be permitted in the
RR-91 Zone;
b. The minimum !ot area for any lot within the RR-91 Zone shall be

0.8 ha.
¢. The minimum lot frontage for any lot within the RR-81 Zones

shall be 25.0 metres;



14
REPORT P&B-2020-Report Number

Page 4

d. The minimum front yard for any lot within the RR-91 Zone shall
be 10.0 metres;

e. The minimum interior side yard for any lot within the RR-81 Zone
shall be 4.5 metres,

f. The minimum rear yard for any lot within the RR-91 Zone shall be
7.5 metres;

g. The maximum building height for any building in the RR-91 Zone
shall be 11 metres;

h. The maximum lot coverage in the RR-91 Zone shall be 15%;

i. Development within the RR-91 Zone shall be via condominium

development process.

The Site

The lands that are subject to are this Official Plan and Zoning By-law are located
on the west side of Colborne Street north of Forks Road are shown on
Appendices # 1 and #2, Special Policy Area #7 and Concept Plan - Froude
Lands respectively.

COMMENTS AND ANALYSIS

At the time of consideration of the 2010 Official Plan, Official Plan Amendment
No. 67 (approved in 1988) included the subject lands within the City's Urban
Area Boundary and designated them Light Industrial and Special Status Area.
Upon review of a number of factors in the context of policies contained in OPA 67
and within the time horizon of the new Plan, including the likelihood of
development of these lands for urban purposes on full services, Staff
recommended that these lands be removed from inside the Urban Area
Boundary and re-designated the lands from Special Status Area and Light
Industrial to Rural.

As noted above, as a result of the concerns raised by property owners, the
Region deferred its decision regarding the subject lands. In an effort to mediate
and settle this matter without proceeding to a full LPAT Hearing, City Staff has
presented an offer of settlement to the property owners. The settlement is
implemented thorough the policy documents attached to this Report in Appendix
lll. Specifically, with regard to the City’s Official Plan, the subject lands will be
removed from the Urban Area Boundary and designated Rural as originally
contemplated by Staff in their preparation of the 2010 Official Plan. Staff has
suggested the creation of a Special Policy Area 7 as an offer of settlement, which
would permit the creation of a single-detached dwelling development by Plan of
Condominium containing a maximum of eight (8) lots with each lot having to
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meet a minimum lot area and frontage, on private services. Specific policies are
also included to ensure the proper development of the condominium plan in
terms of protecting the environment, compatibility with surrounding land uses,
development on adequate individual private service systems etc.

Staff is of the opinion, that the settlement offer described above has merit and
represents a good compromise for all parties involved. As a result, Staff is
seeking support from Council regarding the proposed settlement and thereafter
request Regional Council to lift the deferral.

A virtua! Public Information meeting was held by staff on Thursday 15 October
2020 at 7:00 pm.

Mrs. Farladeau, resident at 114 Colborne Street spoke to the application and
raised a concern about the location of the access driveway to the proposed eight
(8) lots.

Mr. Greg Hynde, Planning Consultant for the Froude’s spoke in support of the
proposal. During his comments Mr. Hynde indicated that appropriate buffering
could be provided at the development stage as the proposal would proceed
through a site plan process.

FINANCIAL CONSIDERATIONS:

None.

OTHER DEPARTMENT IMPLICATIONS:

None.

SUMMARY AND CONCLUSION:

The approval of the Official Plan and Zoning By-law amendment will resolve a
longstanding/outstanding matter which will see, subject to Regional approval, the
approval of a deferred portion of the City’s 2010 Official Plan. It will also resolve
an outstanding appeal to the City’s 2017 Zoning By-law.

ATTACHMENTS:

Appendix | - Schedule A to OPA #32 - Special Policy Area # 7
Appendix Il - Concept Plan — Froude Lands

Appendix Il - Draft City of Welland OPA #32

Appendix IV - Draft Regional OPA

AppendixV - Regional Niagara Comments
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APPENDIX # 1V

AMENDMENT NO. 7
TO THE OFFICIAL PLAN
FOR THE NIAGARA PLANNING AREA

PART “A” - THE PREAMBLE

The preamble provides an explanation of the Amendment including the purpose, location,
background, and basis of the policies and implementation, but does not form part of this
Amendment.

- Title and Components

- Purpose of the Amendment

- Location of the Amendment

- Background

- Basis for the Amendment

- Implementation

PART "B" - THE AMENDMENT

The Amendment describes the additions and/or modifications to the Official Plan for the
Niagara Planning Area, which constitute Official Plan Amendment No. 7.

- Map Change
- Text Change

PART “C" - THE APPENDICES

The Appendices provide information regarding public participation and agency comments
relevant to the Amendment, but do not form part of this Amendment.
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PART "A" — THE PREAMBLE

TITLE AND COMPONENTS:

Once approved, this document shall be known as Amendment 7 to the Official Plan of the
Niagara Planning Area.

Part “A" - The Preamble, contains background information and does not constitute part of this
Amendment. Part "B" - The Amendment, consisting of text and map changes, constitutes
Amendment 7 to the Official Plan of the Niagara Planning Area. Part “C" - The Appendices do
not constitute part of the Amendment.

PURPOSE OF THE AMENDMENT
The purpose of this Amendment is three-fold:

First, to adjust Niagara Region’s Urban Area Boundary in the City of Welland by removing
certain lands from the Urban Area Boundary as indicated in this amendment (known as the
“Froude Lands”).

Second, to re-designate the Froude Lands, in parts, as rural area and good general agricultural,
in Niagara Region’s Official Plan.

Third, to provide site-specific policies for limited development on the rural area portion of the
Froude Lands.

LOCATION OF THE AMENDMENT AREA

This Amendment applies to the Froude Lands, generally located north of Forks Road and east
of Highway 58 in the southwest carner of the City of Welland. Mapping is provided as part of
this Amendment.

BACKGROUND

in 2010, the City of Welland conducted a municipal comprehensive review that rationalized
their urban land supply. An outcome of that work was the removal of the Froude Lands
(approximately 110 hectares (272 acres) of land) from the urban area. Those lands were re-
designated as rural.

The City’s municipal comprehensive review culminated in the passing of its new Official Plan.
The Region approved the City’s Official Plan in 2011, but deferred a decision on the boundary
as it relates to the Froude Lands, amongst other things. That deferral is the subject of this
Amendment.
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BASIS FOR THE AMENDMENT:

This Amendment will implement the compromise agreement between the parties. Specifically,
it will include text and map changes to allow limited development on a portion of the Froude
Lands.

The Amendment includes an update to Niagara Region’s Schedule A: Regional Structure and
Schedule A: City Structure of the Welland Official Plan to allow for a consistent urban boundary.
Further, the Amendment will re-designate the Froude Lands in the Regional Official Plan from
Urban to Rural Area and Good General Agricultural and consequential amendments to other
maps in the Plan. Site-specific policies are provided for a portion of the Froude Lands to
permit limited rural residential development.

IMPLEMENTATION
All policies of Niagara Region’s Official Plan, including Section 13, Implementation of the

Official Plan of the Niagara Planning Area, apply to this Amendment, except as specifically
excluded by the policies of this Amendment.
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PART "B" - THE AMENDMENT

Amendment 7
To the Official Plan for the
Niagara Planning Area

The Official Plan for the Niagara Planning Area is amended as follows:

Map

1.

Changes

The following Regional Official Plan schedules are amended to modify Niagara Region's
Urban Area Boundary for the City of Welland to re-designate the subject lands from Urban
to Rural Area and Good General Agricultural Area, consistent with the plan shown in
Schedule A to this Amendment:

a. Schedule A: Regional Structure; and
b. Schedule B: Agricultural Land Base.

The following Regional Official Plan schedules are maodified to remove the subject lands
from the Urban Area boundary:

Schedule C: Core Natural Heritage;

Schedule E1: Transportation Infrastructure

Schedule E2: Strategic Cycling Network;

Schedule G1: Niagara Economic Gateway;

Schedule G2: Niagara Economic Gateway Employment Lands; and
Schedule H: Source Water Protection

o0 oD

Text Changes

The Official Plan for the Niagara Planning Area is amended as follows:

Part I - Modifications to Existing Policies

None
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Part II - New Policies

The following text is added as Policy 13.K.1.5:

“Notwithstanding other policies of this Plan, the following applies to the lands generally located
on the north side of Forks Road, east of Highway 58 in the City of Welland:

The lands north of Forks Road, immediately east of Highway 58, shall be designated in this Plan
as good general agricultural area. No permissions other than those provided in Chapter 5.B of
this Plan are permitted for these lands.

The lands north of Forks Road, east of the above-referenced good general agricultural lands,
shall be designated in this Plan as rural area.

For the lands designated rural area, development may be permitted on approximately 8
hectares (19.77 acres) by way of a Plan of Condominium to create a maximum of 8 lots for
single detached residential use on individual private water and sewage systems.

Prior to approval of the Plan of Condominium, the applicant shall submit supporting studjes.
The required studies will be determined at the pre-consultation meeting pursuant to the
policies of this Plan.

The lands designated rural area are illustrated on a site specific map in Section 13.K of this
Plan.”
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Schedule A

[This will include ROPA Schedule and map for policy 13.k]
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Part “C" - The Appendices
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ﬁ—'/l/ ? Planning and Development Services

lagara egion 1815 Sir Isaac Brock Way, PO Box 1042, Thorold, ON L2V 4T7
Telephone: 905-980-6000 Toll-free: |-800-263-72|5 Fax: 905-687-8056
www.niagararegion.ca

Via E-mail Only
October 21, 2020

Files: D.10.11.0PA-20-0030
D.18.11.ZA-20-0066

Ms. Rachelle Larocque, MCIP, RPP
Planning Supetrvisor

Infrastructure and Development Services
Corporation of the City of Welland

60 East Main Street

Welland, ON

L3B 3X4

Dear Ms. Larocque:

Re: Local Official Plan (No. 32) and Zoning By-law Amendments
Applicant: City of Welland
80, 98, 122 and 148 Colborne Street
City of Welland

An application has been made by the Corporation of the City of Welland to redesignate
the subject lands municipally known as 80, 98, 122, and 148 Colborne Street in the City
of Welland to Area Specific Policy (Area 7) in the City Welland Official Plan. The
purpose of the Amendment is to allow for an estate residential development with a
maximum of eight (8) lots on private water and septic systems, having a minimum size
of 0.8 hectares each (2 acres). The property is currently under zoning appeal in Zoning
By-law 2017-117. An application for Zoning By-law Amendment has been submitted in
conjunction with this application which will permit the development and set out site
specific lot area, frontage, front yard, interior side yard, rear yard, building height, lot
coverage provisions, and to require that the development on these lands must be
completed through a Draft Plan of Condominium.

Staff from the Region and City have been working with the landowner to arrive at a
mutually agreeable resolution for the deferred lands. The City proposes to advance the
Local Official Plan and Zoning By-law Amendment applications by providing a designated
rural area, where development may be permitted on approximately 8 hectares by way of
a Plan of Condominium to create a maximum of 8 lots for single detached residential
use on individual private water and sewage systems. Prior to approval of the Plan of
Condominium, the applicant shall submit any supporting studies determined through a
future preconsultation meeting.

Page 1 of 2
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Regional staff notes that the subject lands are within a deferred area in the City of
Welland Official Plan known as Regional Official Plan Amendment (OPA) No. 7 (deferred
by Regional Council). Changes to Municipal Boundaries are under regional jurisdiction and
therefore, require Regional Council approval. As a result, the Region cannot exempt the
City’s OPA from Regional approval.

Further, it is appropriate to consider ail of the planning instruments (City initiated OPA/
Zoning and Regional OPA No. 7) together in a comprehensive fashion to ensure the
planning instruments align. As of the date of this letter, Regional staff has not been
provided a copy of the City's staff report and planning opinion in relation to this matter.

Once the above has been addressed, Regional Staff will bring forward a
recommendation report on the local OPA and Regional OPA No. 7 for Regional
Council's consideration.

If you have any questions or wish to discuss these comments, please contact myself at
Lindsay.Earl@niagararegion.ca or Isaiah Banach, Manager, Long Range Planning at
Isaiah.Banach@niagararegion.ca. Please send notice of Councils decision on these
applications.

Yours truly,
A ank

Lindsay Earl, MCIP, RPP
Senior Development Planner

ce! Diana Marreale, MCIP, RPP, Director, Development Approvals, Niagara Region
Isaiah Banach, Manager, Long Range Planning, Niagara Region

Page 2 of 2



27 APPROVALS (

GENER:

CFO

CAO

COUNCIL
INFRASTRUCTURE AND DEVELOPMENT SERVICES

REPORT P&B-2020-63
OCTOBER 27, 2020

SUBJECT: NORTHWEST WELLAND OFFICIAL PLAN AMENDMENT
(OPA 29) AND URBAN DESIGN GUIDELINES

AUTHORS: RACHELLE LAROCQUE, BES, M.Sc., MCIP, RPP
PLANNING SUPERVISOR

GRANT MUNDAY, B.A.A., MCIP, RPP
MANAGER OF DEVELOPMENT APPROVALS

ROSE DI FELICE, M.PL., MSC.,MCIP,RPP
MANAGER OF POLICY PLANNING

APPROVING G.M.: TRAVERS FITZPATRICK
GENERAL MANAGER,
INFRASTRUCTURE AND DEVELOPMENT SERVICES

RECOMMENDATIONS:

1. THAT THE COUNCIL OF THE CITY OF WELLAND adopts Official Plan
Amendment No. 29 to re-designate lands generally described as bordering the
City of Welland municipal boundary with the City of Thorold and the Town of
Pelham to the north, Niagara Street (Regional Road 50) to the east, the
existing City of Welland urban area to the south and Clare Avenue to the west
(Northwest Welland Secondary Plan area) from Agricufture, Residential,
Institutional, Open Space and Recreation and Core Natural Heritage System
to Low Density Established Residential, Low Density Greenfield Residential,
Medium Density Residential, General Institutional, Open Space and
Recreation, Environmental Conservation Area and Environmental Protection
Area thereby implementing the proposed urban land use designations and
policies for the proposed Northwest Welland Secondary Plan;

2. That Welland City Council endorses the Urban Design Guidelines for the
Northwest Welland Secondary Plan area prepared by SGL Planning & Design
Inc. dated August 2020 to guide the implementation of the Northwest Welland
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Secondary Plan through future development approval processes;

3. That Welland City Council directs Staff to prepare the necessary By-laws,

4. That Welland City Council directs Staff to circulate a copy of Report P&B-2020-
64 to Niagara Region advising of its adoption of Official Plan Amendment No.
29 to include land use designations and policies recommended by the
Northwest Welland Secondary Plan; and

5. That Welland City Council requests that Niagara Region Council approve
Official Plan Amendment No. 29 for the City of Welland.

ORIGIN AND BACKGROUND:

On December 17, 2019 Council adopted Official Plan Amendment No. 24 (OPA
24) encompassing that portion of the City referred to as the Northwest Area the
purpose of which was to align the City’s urban area boundary with its municipal
boundary. Following Council's approval of OPA 24, the City made Application for
a Regional Official Plan Amendment (ROPA 18) to add approximately 190
hectares (470 acres) of land to its urban area and re-designate these lands as
Urban in the Region’s Official Plan. The City's Application was deemed to be
complete on July 24, 2020.

Niagara Region is the approval authority for OPA 24. As OPA 24 and ROPA 18
are related, they are being processed and brought forward by the Region
concurrently. The Region's final decisions on these Amendments will be subject
to an appeal period.

As a result of the finalization of the Northwest Welland Secondary Plan, Official
Plan OPA 29 was initiated by the City in order to implement the land uses and
design criteria recommended by the Secondary Plan and associated Urban
Design Guidelines. The Secondary Plan encompasses the same 190 hectares
(470 acres) of land as OPA 24 and ROPA 18 generally described as bounded by
the City’'s northern municipal boundary with the City of Thorold and the Town of
Pelham, the rear lot lines of properties that front onto Niagara Street to the east,
the existing City urban boundary to the south and Clare and Line Avenues to the
west. For information purposes, a Key Map showing the location of the
Amendment Area (Northwest Welland Secondary Plan area) is attached as
Appendix |. If adopted by Council, the Region of Niagara, as the approval
authority, will be forwarded OPA 29 to begin its review process its final decision
being subject to an appeal period.

On September 22, 2020, Council held a Statutory Public Meeting on Draft Official
Plan Amendment (OPA 29) and the Proposed Draft Northwest Welland
Secondary Plan and requested Staff to report back to Council on this matter as



29
REPORT P&B-2020-63
Page 3

soon as possible. Through the public/agency engagement process comments

were provided. The public and agency comments received have been
summarized and specific responses provided to the comments in Appendix Il

COMMENTS AND ANALYSIS:

The Proposal

The proposal before Council is an Application to amend the Official Plan for the
Northwest Welland Secondary Plan area of the City to provide specific land use
designations and planning policies including design criteria to be implemented in
this area at the time of development.

The Site

The lands are currently comprised of a mix of rural, agricultural, residential, open
space and recreation and institutional uses, as well as areas identified as core
natural heritage system. The subject lands encompass approximately 190
hectares (470 acres).

Surrounding Land Uses

To the north and west of the subject lands is the City’s municipal boundary with
the Town of Pelham and the City of Thorold. To the east are the rear lot lines of
properties which are accessed by Niagara Street. To the south is the existing
urban area of the City and to the west are Clare and Line Avenues.

Agency and Public Comments

The public and agency comments received have been summarized and specific
responses provided to the comments in Appendix |l. Matters raised through the
public/agency engagement process resulting in changes to the Secondary Plan
and OPA 29 are discussed below and shown on Appendix Il attached to this
Report.

City Staff and the consultants considered input from the public and agencies on
OPA 29 presented at the Statutory Public Meeting on September 22, 2020 as well
as any written correspondence that were received. In response to the input
received and based on various comments from interested parties and agencies,
the consultant team has revised OPA 29 which is the Secondary Plan policies and
land use designations. Based on the comments received, modifications to the
Secondary Plan were made. The final draft of CPA 29 has been provided as
Appendix lll to this report.

A summary of the comments that have resulted in changes is found below:



30

REPORT P&B-2020-63
Page 4

Comment

Change

The requirement for an archaeclogy
stage 2 and cultural heritage impact
assessment needs to be included in
the Secondary Plan policy.

A new Section 4.4 was created to
reflect Arts, Culture and Heritage.
This section includes requirements for
Archaeological Assessments and
Cultural Heritage Impact
Assessments. Stage 2 Archaeological
Assessments will be required for all
new developments, a Cultural
Heritage Impact Assessment only
where the development is proposed
adjacent to an identified or potentiat
cultural heritage resource.

Headwater Drainage Features and
other wetland features have not been
identified on the mapping, nor have
policies been included which would

Section 3.8 has been updated to
include policies regarding Headwater
Drainage Features, as well as small
wetlands. Appendix 1 — Map 4 has

also been created to include other
wetland features outside of the EPA
and ECA designations.

require their future study in the future.

The Region of Niagara submitted an extensive list of comments that were reviewed
and responses provided. Many of the comments, questions, and suggestions
raised by the Region can be addressed through Pre-Consultation Meetings prior
to the submission of development applications, rather than including it as policy in
OPA 29. As such, the changes to the proposed OPA 29 have been minimai from
the original submission.

Policy Review

The full policy review for compliance was completed in the Rationale for Urban
Growth in Northwest Welland and the Scoped Panning Rationale Report for the
Northwest Welland Amendment Area, prepared by SGL Planning & Design Inc. on
behalf of the City. These Reports identified that the proposal complies with
Provincial, Regional and City policy and supports the Urban Area Expansion as
well as the Secondary Plan. Staff will rely upon these documents as the policy
review to support the Secondary Plan. Changes to OPA 28 and the Proposed
Secondary Plan in response to comments received do not impact compliance with
Provincial, Regional and Local policies.

FINANCIAL CONSIDERATIONS:

There are no financial considerations resulting from the contents of this Report.
Any future costs of developing the lands in this area will be the responsibility of the
individual developers. In addition, when the City updates its Development Charges
Background study and By-law provisions will be made to include necessary
charges relative to the development of the area.
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OTHER DEPARTMENT IMPLICATIONS:

There are no implications to other Departments as a result of the contents of this
Report. Where comments have been received, they have been included as
Appendix |l to this report.

SUMMARY AND CONCLUSION:

In response to input received, the consultant team has revised the Draft Proposed
Secondary Plan land use designations and policies. The Recommended
Northwest Welland Secondary Plan includes minor changes from that presented
at the September 22" Public Meeting such as the addition of an Appendix to the
Secondary Plan (Appendix 1 — Map 4 Northwest Weilland Hydrological Features)
that identifies the area's headwater features (not contained within an
Environmental Protection or Conservation Area designation), other wetlands less
than 0.5 hectares (not contained within the Natural Heritage System) and the
floodplain. A corresponding policy has been added to the OPA to require further
evaluation of these features prior to development. A Cultural Heritage Policy set
has also been included.

Based on the work completed in preparing the Recommended Northwest Welland
Secondary Plan and Urban Design Guidelines, approval of the Application to
amend the Official Plan to implement the Secondary Plan represents good
planning and can be supported as it

- Promotes the creation of a complete community by including a mix of
residential, commercial, institutional and community uses which is
consistent with policies in A Place to Grow: Growth Plan for the Greater
Golden Horseshoe;

- Sets a clear framework for planning the development of this area in the
future;

- Provides a mix of residential densities;

- Promotes active transportation (a walkable and bikeable community);

- Will meet a minimum of 50 persons and jobs per hectare; and,

- Promotes a high degree of urban design.

ATTACHMENTS:

Appendix | — Key Map
Appendix Il — Responses to Comments Received/Copies of Correspondence
Appendix Il — Secondary Plan
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Here are my questions and concerns about the proposed Northwest Welland Official Plan
and Secondary Plan. (OPA No. 29)

1. What will be done with the land West of Seneca Trail Rd, sold (under Royal Lepage), if it an
Environmental Conservation Area?

2. What will be done with the lot, that was identified in the past as Block 60 (between addresses
149 and 157 Northwood Dr.)? It is the only lot that was not developed on Northwood Dr. We are
glad that you have not used it as a road accessing the new area between Clare, Quaker, and Rice.

Concerns:

1. Buildings more than 3 storeys should not be allowed in medium density residential areas,
because this will take away from the natural heritage of this area, which is a rural area. Some of
these carly farmers helped to develop this area: Goodwillie, Page, Glinz, Moore, Rice, Sisler.
Swayze, Daugherty, Guiners, only to name a few...

2. Buildings 4 to 8 storeys high would be too high for the mixed use areas, since there are mostly
one storey homes in those areas. This should be re-examined.

3. The natural habitats for certain species of trees, bushes, flora (native to the Carclinian forest)
and to the area should be preserved. A more transparent examination as to which habitats will
be destroyed should be taken into account when agricultural land, wetlands and the few small
forests that are left are being developed.

4. On the farms running from Quaker road to Northwood Dr., we have noticed that ducks nest at
the south end of the field every spring, in the area near the cattails (that have been recently cut by
someone). Large flocks of Canada geese spend lots of time in that same field, in the fall and in
the spring. It seems to be part of their migration route. This will be lost when this area will be
developed.

5. In your Central Welland River Watershed Plan, you present the importance of preserving the
Carolinian Life Zone. The few remaining hedges separating the fields are important ecological
corridors (green infrastructure), for numerous reasons (protection, drainage, prevents erosion,
shelter for numerous beneficial animals and insects, and often contains a considerable variety of
shrubs (often flowering) and trees. Preserving some of these hedges, after having given them
some maintenance, would be beneficial.

These are excerpts of the Central Welland Watershed Plan:

In terms of agricultural lands, it is the intent of the City of Welland through the Official Plan to
“protect prime agricultural lands by appropriately designating them and discouraging their
redesignation or severance” (Section 5.1.1.1). In addition, the City will limit the [and uses within
this designation to farming and agriculturally-related activities (section 5.1.2). p. 33
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Corridors provide an increase in functionality of core areas, even smaller or fragmented areas, by
not only facilitating in the movement of larger mammals between natural areas, but “they are
also essential for the movement and maintenance of genetic diversity for virtually all species
regardless of size or species-pollen and seeds and other genetic material are passed along
corridors”™ (Pim No Date). p. 39

Welland's Built Boundary was determined by the province through the GGH. This boundary
represents the [imits of existing development within the existing Built-Up Area. The provincial
Built Boundary is important for “measuring and monitoring intensification rates”(Section
3.4.2.3) as all growth within this zone is considered as intensification. The lands between these
two boundaries are Greenfield Areas which are not built-up. However, as indicated earlier, the
GGH has identified these designated Greenfield areas as the focus area of future intensification
with an overall minimum density target of 50 jobs and residents per hectare. p. 33

https:/npca.ca/image =~ ds/common/NPCA-Watershed _Plan-Central Welland_River.pdf
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Nia. ara'/l/ Region Planning and Development Services
8 g 1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7

905-980-6000 Toll-free: 1-B00-263-7215

September 14, 2020

Ms. Rose DeFelice, MCIP, RPP
Manager of Policy Planning
Infrastructure and Development Services
City of Weliand

60 Main Street East

Welland, ON L3B 3X4

Dear Ms. DeFelice:

RE: Northwest Welland Draft Secondary Plan and Urban Design Guidelines
Regional comments

Thank you for the opportunity to provide comments on the Draft Secondary Plan and
Urban Design Guidelines for Northwest Welland.

The Region is committed to working collaboratively with the City on this project. The entire
study area is part of an urban boundary expansion request (draft Regional Official Plan
Amendment 18 and adopted local Official Plan Amendment 24).

It is noted in these comments that there are some significant missing details related to
infrastructure information, development phasing and environmental/natural heritage
information. Please consider these comments draft until the team has met to discuss on
September 15. These discussions may result in amended comments.

Please find below the technical comments on:

e Key Directions Report for the Northwest Welland Secondary Pian Area {June
2020)

» Northwest Welland Secondary Plan Transportation Assessment - Preferred Plan
(May 2020)

s Northwest Welland Secondary Plan Municipal Servicing Conceptual Design
Report (August 2020)

e Welland Northwest Area Secondary Plan - Stormwater Management Plan
(February 2020)

» Draft Secondary Plan policies {August 2020)

o Draft Urban Design Guidelines (August 2020)

Regional Planning Comments:

Key Directions Report:

Page 5 — please confirm that all school boards were engaged in this process and the
need for school sites was re-confirmed as noted in the report. Also, that the reduced
size is supported by the school board.
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Page 10 — why has the entire evaluation matrix not been provided? It should be
included as an appendix. Please provide for the Region’s review.

City Reponse — The matrix was completed and we have sent it to the Region.

Page 17 — where is the summary of the recommended direction on the total land areas
and units? What scenario are these units based on (assuming a range of density)?
Does it reflect a mix of built form in each designation? There is only a brief comment on
it in the housing mix section. Please provide more detail for the Region’s review.

SGI. Response: Table 3: Preliminary Preferred Land Area and Units is included within
Section 4 of the Key Directions Report (Page 23). This table outlines the gross land
area and unit count for the preferred land use plan, with 1,820 planned total housihg
units. Based on this table, approximately 67% of housing is planned to be Low Dersiiy,
approximately 25% is planned to be Medium Denstiy and approximately 8% is planncd
to be Mixed Use.

Page 17/18 — the requirement for an archaeology stage 2 and cultural heritage impact
assessment needs to be included in the Secondary Plan policy.

SGI. Response — This has been incorporated into the Secondary Plan policies under o
new section: 4.4 Arts, Culture and Heritage.

Page 18 - add summary on the natural heritage section
City Response — This is not necessary
Page 22 — more detail is needed for Section 4.2 and 4.3

City Response — This is not necessary these sections are detailed enough. If you
wanted more detail then why are you not provided it, there are 19 pages of commenfe
currently.

Page 23 — similar comment to page 17, also how many jobs are anticipated for mixed
use?

SGL Response: Based on Table 3. Preliminary Preferred Land Area and Units inciudd
within Section 4 of the Key Directions Report (Page 23), there are 149 Mixed Use Uniis
planned within a Gross Area of 3.20 hectares. Based on a mix of building forms and
formats, approximately 100 jobs are anticipated for the designation.

Page 24 — does the City want to consider policy related to the fiscal impact assessment
recommendations?
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City Response — No we do nhot want to consider this.

Page 27 — conclusion notes 6 potential locations for SWM ponds - should these be
conceptually shown on the Land Use Plan?

City Reponse ~ No this is too much detail at this stage.

Page 28 — there is no discussion on the difference between the established residential
and the LDR - greenfield.

City Response — This will be dealt with as part of our Comprehensive Zoning By-law

Page 29 ~ for consideration: does the City want to permit the full range of uses within
the residential designation of the SP (i.e. elementary schools, places of worship,
neighbourhood commercial) or focus this to the mixed use designation?

City Response — Public uses (including School Boards) are permitted in all zones in the
Comprehensive Zoning By-law 2017-117.

Page 30 — it is noted that a max area of commercial/retail building is included in this
report but has not been added within the SP. Is the intent to include in zoning?

City Response — Yes as you are aware Zoning By-law implement official plans and &«
applicable law.

General - there was no reference to previous land uses and potential site
contamination. Particularly the soccer club owned by the City. Although a community
use, the large scale application of pesticides (similar to a golf course) is a potentially
contaminating activity under the Environmental Protection Act. Environmental Site
Assessments may be required on a site specific basis (if they haven’t been completed

yet).

City Response — | am sure the Region is aware a building permit cannot be obtained
where a Record of Site Condition is required, we will deal with the requirements for an
RSC on a case by case basis through our Pre-consuitation Process as is normal.

Question; Is the City going to upgrade the existing infrastructure (urbanize the streets)
within the built-up area? Further, will a pedestrian connection be made to the large Park
at the end of Montgomery Street (as there are no shoulders or sidewalks down these

roads)?

City Response — We will deal with this issue through our normal process for road
urbanization, municipal standards, capital plans and development charges.
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Staff do not object to the preferred land use Option #2 as it will allow for more mixed
use and more medium density.

City Response — Thank you

Secondary Plan Policies:

Throughout the document it references both the City's UDG and the NW Welland UDG,
there should be a statement/policy as to which prevails if there is a conflict.

City Reponse -- These are guidelines not firm requirements so we are not concemer
about this.

Page 2 — the Urban Design Guidelines should provide direction for infili development.
Please see comments from UD staff below.

City Response — Infill will he implemented through our CZBL 2017-117 as it is currenily
he done in the rest of the City.

Page 2 — 2.2 — built and cultural heritage resources have been identified and a cultural
heritage impact assessment required per Cultural Heritage Resource Assessment
(CHRA) for the Northwest Welland Secondary Plan Area (AS| 2019). Recommendation 3 of
the report noted that “Identified potential cultural heritage resources may be historically,
architecturally, and/or contextually significant properties, which have emerged from their
contextual setting, and contribute to land use patterns within the Northwest Welland
Secondary Plan study area. Accordingly, any proposed development on or adjacent to an
identified potential cuitural heritage resource should require a cultural heritage impact
assessment to further assess the cultural heritage value of the identified potential cultural
heritage resources, and to ensure that the cultural heritage resources in the study area are
conserved.” The future study requirement should be included as policy in this Secondary
Plan.

City Reponse — This will be dealt with as part of our normal Pre-Consultation process and
we will look at this on a case by case basis. We are not going to be required studies that
are not needed in some cases.

Page 3 — should the driveway widths be in the UDG or zoning rather than the
Secondary Plan? There is more opportunity to vary or consider on a site by site basis
that way.

City Reponse — Minimum driveway width it already regulated in the Zoning By-law

Page 2 — Established Residential — this is a new residential designation not inctuded in
Welland’s hierarchy. Are there any permitted land uses that you would not want to
permit from Policy 4.2.2.27
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Gity Response - This will be deal with in Zoning existing residential areas already haye
the RL1T Zone in most cases which limits the uses.

Page 4 — Medium Density - there does not appear to be a building height limit in the SP
policies or the parent plan. Is this this intent?

ity Reponse — Yes the parent plan limits height between 4 and 6 storeys. Sacondary
Plan Policy 3.3.3 also limits heights to 6 storeys. The RM zone in our Zoning By-law
permits 6 storeys. Medium Density designated proposed will be Zoned RM - Medium
Density Residential.

Page 5/6/7 — Mixed Use — intent is for the mixed use to provide a range of higher
density housing, does this retate to the high density residential designation of the parent
OP? The permitied land uses appear to be more in line with the Medium Density
designation. The policies for mixed use is somewhat confusing and contradictory when
you read all the policies together. Can there be stand-alone residential based on bullets
2 and 3 of 3.4.2? The last bullet point of 3.4.2 provides direction for permitted residential
buildings but does not provide any additional direction or reference to either policies of
the SP or the parent OP.

SGL Response. — We dan't believe that the policies are contradictory at all.

Cily Response — We are fine with the way it is proposed. Mixed-use up to 8 storeysz anv
stand-alone commercial 2 storeys.

In terms of scale, is the entire mixed use designation a max of 4 storeys or only at the
intersection? Is there a maximum height for standalone residential?

City Repsonse — The maximum height for mixed use or stand alone buildings is 8
stareys.

There is reference to maximum area for a commercial/retail building in the key
directions report and policy in 4.4.2.7D of the parent OP. Should these be addressed in
terms of scale for this node?

City Reponse —We | 1 t through Zoning.

Are there any restrictions that the City wants to impose on drive-thru facilities within this
designation? Staff does not object to the list of permitted uses, specifically the mixed
use blocks that will be limited to neighbourhood commercial uses. This will reduce any
land use conflicts, and by not providing drive-thrus, will ease traffic congestion too.

City Response — Drive-through facilities are not permitted in the Secondary Flan, as
outlined in Policy 3.4.2.
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3.4.1 Planned Function indicates a public square should be encouraged at the
intersection of Quaker Rd and Rice Rd: however, there is no direction for the public
square within the design section.

City Reponse ~ This will be further refined through Pre-Consuitation and Site Flan
Control as is normal practice.

Page 7 — Community Institutional — in reviewing the parent OP, elementary schools do
not appear as a permitted use within this designation (it specifies secondary schools).

City Response — CZBI. 2017-117 permits public uses including school boards in all
zones.

Page 7- last bullet — wording is confusing if the parkettes are to be developed within the
neighbourhoods then why would the distance to the neighbourhoods apply? There
does not appear to be any defined neighbourhoods on the land use schedule.

SGL Response — the last policy is intended to ensure that parkettes are not at the fringe
of a neighbourhood. We would expect a Planning Justification Report in support of &
draft plan of subdivision to identify the neighbourhoods and demonstrate that this policy
s met.

City Response — We will deal with this through Pre-Consultation and Conditions of Draft
Plan of Approval.

Page 8 — ECA — references an Appendix 1 — Map 2, is this to be included with the
Secondary Plan? Does this also identify the features for EPAs? Please see
Environmental Planning comments below.

SGL Response: Reference to this Appendix will be revise to Appendix 71— Map 4
Northwest Welland Headwater Drainage Features. This new map will identify the
headwater drainage features within Northwest Welland as well as unevaluated wetland:
less than 0.5 ha and floodpiain limits. EPAs and ECAs are currently shown on Schedu/c
C1: Componets of the Nautral Heritage System.

Page 8 — Sustainability — the parent OP included policy direction for Air Quality and
Climate Change and energy conservation. These are not referenced in this SP,
whereas most other sections are referencing back to the parent plan.

City Response — Either way the parent OF applies

Page 9 — Transportation — comments are provided from Regional Transportation below;
however, it should be noted that more direction on complete streets should be included
in this section. The policy at the top of Page 9 references active transportation and
should be connected to the transportation policies as well. | note that the parent OF
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includes direction for pedestrian friendly streets, linkages and road design. The
Secondary Plan is the opportunity to add additional, specific policy to implement the
desirable streetscape. Further information is included in the Urban Design Guidelines
and comments from UD staff below. Policy should be included to reference back to the
UDG.

City Reponse — City roads will be built and maintained to the City's municipal standards
and we have our own requirements for road widths, profile, sidewalks etc.

Page 9 — Infrastructure and Utilities — please see requested wording in the Development
Engineering comments.

Page 9 - Phasing of Development - The Terms of Reference included the requirement
for a “Development Phasing Plan to demonstrate how specifically the Northwest
Secondary Plan area will develop to full build out. As well, phasing policies may also
include how this secondary plan will work in conjunction with other secondary plans that
the City may be envisioning to undertake.”

Policy 4.4 regarding phasing states “Development shall be phased in line with the timely
provision of community facilities and infrastructure within each block represented by the
existing boundary arterial roads.” This policy direction is not sufficient enough to guide
the logical progression of growth including the phasing of the installation of services and
upgrades that may be required (see Development Engineering comments as well).
Specific policies and associated Phasing schedules must be prepared now (in advance
of the consideration of individual development proposals within the SP area).

AE and SGL. Response: The municipal servicing has been proposed in a manner that
will allow each quadrant of the NWSP area to be developed independentally of the
other. Within these quadrants, trunk watermains and sewers (i.e. those identified i this
servicing study on the proposed collector roads) should be built first, followed by local
watermains and sewers required to service lots on new local roads.

The exception to the above noted strategy, is the addition of a City owned trunk sewer
on Quaker Road, which is now required since only one connection to the Region's
Quaker Road trunk sewer will be allowed, instead of the three proposed. For this sewer,
if the south west quadrant is developed first, the entire length of City owr )
Quaker Road would need to be built at that time (from the intersection of Quaker and
Rice the connection point with the Region sewer). if the development begins, instead,
with the north east quadrant and proceeds westerly from there, the local sewer can be
built from the connection point to the Region sewer westerly in sequence with the
development.

Based on the results of the study, we do not agree that a phasing plan is needed,
Development should be carried out in line with the extension of services to the area as
required by the Secondary Plan.
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General - Archaeology - There is no policy requiring further investigation and study as
identified in the background report. This should be included and can be broad, so that
we can determine the requirement at future pre-consultation stage on a site specific
basis.

City Response — This will be deal with through Pre-consultation

Combined Planning comments from Kirsten McCauley and Lindsay Earl, LRP and
Development Senior Planners.

Regional Transportation:
Northwest Welland Secondary Plan Transportation Assessment - Preferred Plan:

e The existing conditions correspond accurately with our understanding of the
current state of the transportation network;

» The trip generation and attraction has been undertaken in accordance with
industry-accepted practices and appears reasonable for the scale of the
developable lands;

s The trip distribution was developed appropriately and has included input from
Niagara Region’s Travel Demand Model (TDM) prepared in EMME to allow for
adjustment based on the future extension of Merritt Road and capacity increase
along Rice Road;

o The preferred plan does not substantially impact Niagara Region’s transportation
network as it builds primarily off of plans presented within the Transportation
Master Plan (TMP). With that said, the intersection of Rice Road and Quaker
Road will warrant the installation of traffic signals based on the analysis. This is
development driven from my understanding is therefore development charges
should apply and/or the City of Welland should bear the costs.

In the Key Directions Report, there is mention of improvements to Regional Road 37
(Merritt Road) and Regional Road 54 (Rice Road). These improvements are suggesting
the widening of both roadways to four-lane cross-sections and the extension of Merritt
Road. At this point in time, the Report does not state that these are recommendations
but merely suggestions from past reports and analyses. Given this, we can leave the
commentary as written by the consulting team.

Please note that the Region is retaining a consultant to undertake a Schedule C
Municipal Class Environmental Assessment for Merritt Road between Rice Road and
Highway 406 and Rice Road between Merritt Road and Quaker Road. This will include
a review and recommendation for an active transportation network that will make use of
any works undertaken through the Secondary Plan.

It appears as though signal timing improvements are recommended at Merritt Road and
Merrittville Highway/Niagara Street. This information has been forwarded to Lawrence
Dunks at the Region for review. Comments will be provided once received.
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Comments provided by Jordan Frost, Manager of Transportation Planning &
Sustainability.

Development Engineering and Stormwater Management:

Regional staff have reviewed the Municipal Servicing Study (MSS) and have the
following comments regarding servicing and policies to be included in the NW Weliand
Secondary Plan. Per the Terms of Reference for this project, the Region will require a
phasing strategy to be developed for the NW Welland Secondary Plan area to ensure
that the infrastructure requirements and necessary upgrades are addressed.

AT and SGL Response: The municipal servicing has been proposed in a manner thai
will aliow each quadrant of the NWSP area to be developed independentatly of the
other. Within these quadrants, trunk watermains and sewers (i.e. those identified in ti
servicing study on the proposed collector roads) should he built first, followed by iocal
watermains and sewers reguired to service lots on new local roads.

The exception to the above noted strategy, is the addition of a City owned trunk sewer
on Quaker Road, which is now required since only one connection to the Region's
Quaker Road trunk sewer will be allowed, instead of the three proposed. For this sewer,
if the south west quadrant is developed first, the entire length of City owned sewer on
Quaker Road would need to be built at that time (from the intersection of Quaker and
Rice the connection point with the Region sewer). If the development begins, instead,
with the north east quadrant and proceeds westerly from there, the local sewer cari be
built from the connection point to the Region sewer westerly in sequence with the
development.

Rased on the results of the study, we do not agree that a phasing plan is needed.
Development should be carried out in line with the extension of services to the area as
required by the Secondary Plan.

Water Servicing:

The analysis provide in the MSS was limited in the various options that were available
to assist in providing the renirad water pressures and fire flows to the new urban

area. There were no _ ing ensuring that watermains were looped in the
system to avoid dead end mains.

Based on the functional servicing report, the ability to service the proposed urban
boundary expansion is completely dependent on the current operations at the Water
Treatment Plant being modified which will lead to reduced water quality from the Bemis

Elevated Tank.

Regional staff will require that further analysis be completed before providing final
comments on whether the current or upgrades system can provide the necessary water
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flow requirements to the area. Regional staff will require that the additional analysis
provide and evaluate alternative options to ensure that the only option available is the
change in operating procedure at the Regional Water Treatment Plant (WTP).

AE Response: Given the configuration of the Welland system, there are limited
solutions available for seivicing the area. Multiple piping configuration options and
possible upgrades to the existing distribution system were considered in arriving ai the
final trunk piping configuration shown in Figure 3-5. Upgrades to the existing syste
(including replacement/upsizing of Quaker Road watermain) were deemed to be
ineffective, since the primary issue is the elevation of the area in relation io the sy=iem
HLG/water level in Bemis/Shoalt's. Any other alternatives (hooster piimping station,
possible option of backfeeding from Petham) would have a very similar impact on the
WTP aperations, since the source of water for the Pelham system/a new booster
ptmping station is the WTE.

Regarding looping, the final configuration includes looping of the trunk piping, excopt
where looping is not possible due to restrictions created by the existing development=
surrounding the area.

Additional analysis beyond what has already been conducted is out of the scope of the
this assignment and is better suited for a MSP.

Currently the report is being reviewed by the Region's Water staff and further detailed
comments will be provided on the proposed recommendations.

If the changes in the WTP operations is acceptable and there are no other options
available on the municipal system to meet the requirements. The Financial Impact
Analysis report will need to review and include costs related to the additional pump run
times.

AE Response: The impact to WTP operations is due to all planned developed in
Welland (Empire Homes, Northern Reach, etc.) and cannot be solely atiributed to the:
NWSP development. Quantifying the increased O&M costs (energy) associated with &
increase in pumping duration specifically associated with the NWSP area is outside the
scope of this assignment.

Sanitary Servicing:

The MSS report does note that the Towpath SPS is scheduled for an upgrade based on
the current development that is planned in the sewer shed. However, it is unclear
whether the Quaker Road Trunk sewer can accommodate the propose flows based on
the actual flows. The analysis was completed based on the Region’s MSP. It should be
noted that the MSP only had development population out to 2041. The analysis should
be updated to include all development areas within the Towpath SPS to ensure that the
ultimate pumping station requirements are indicated.
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AL Response: Based on current projections for other future development included in the
City/Region InfoSVWMM model, the Quaker Road Trunk sewer can accommodate thesa
flows. The available capacity in the Quaker Road Trunk sewer is shown in the fabig
attached in Appendix B.

The analysis was completed with the information available (current Gity/Region
InfoSWMM model, January 2018 update). Consideration for other future flows, which
will be part of the Region MSP update, as well as the City MSP, are outside of the
scope of this assignment. The overall conclusion of this report will not change based on
changes to other flows directed to the Towpath SPS - the NWSP area will contribute at
additional 86 L/s peak flow to the Quaker Road trunk sewer and this will need fo be
taken into account when complieting the Towpath upgrade

A phasing plan should be developed to ensure it is clear that capacity at the SPS is
limited and until such time as the SPS is upgraded and the report should identify
phasing based on capacity or the ability of the City to remove |/l from the system to
allow for development capacity in the existing system. A policy to this affect should also
be included in the Secondary Plan.

AE Response: See previous response regarding phasing.

Currently the Towpath SPS is scheduled for upgrades in 2025; however, please be
advised that timing of the project can change based on budget constraints or shifts in
priority. Additionally, the timing of this upgrade preject will be based on the actual
sanitary flows reaching the Towpath SPS.

Regional staff in Water and Wastewater are cumrently reviewing the information as well.

AE Response: Noted.

Water and Wastewater Servicing comments provided by Susan Dunsmore, Manager of
Development Engineering.

Stormwater Servicing:

The | _ts for the SWM facility systems is acceptable to the Niagara
Region. Detailed comment on the reports are as follows and policies related to SWM
implementation in the secondary plan area are included.

1. Key Directions Report for the Northwest Welland Secondary Plan Area
(June 2020) by SGL
» Section 4.6 Stormwater Management:
a) The Region highly recommends that the context be reviewed by
Aquafor Beech. The key direction is unclear. The information regarding
modelling analysis is inaccurate and unnecessary.
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b)

The proposal of ‘do nothing’, i.e. without any stormwater management
conirol should not be an option.

SGL Response: Comments noted but the report is final.

2. Welland Northwest Area Secondary Plan Stormwater Management Plan
(February 30, 2020) by Aquafor Beech Limited
» Section 2.3 Hydrology:

a)

b)

Please confirm AES storm distribution is correct. Phase 1 ‘Natural
Heritage/Hazards Report’ indicates a 12-hour Chicago storm
distribution was used in floodplain mapping.

AB Response: Please refer to Table 4.7 in floodplain mapping stucly
which was completed by Aguafor Beech Limited in June 2012 (Desiyn
flows are estimate hased on 12-hr AES).

The 12-hour duration is considered reascnable given the size, trave!
time, and predominantly rural nature of these subwatersheds.

The selected IDF in the current study would be a basis for the future
detail studies. The Regional staff considers the City’'s IDF or Welland
Airport rain data are more representative.

AB Response: To be consistent we used the IDF curves as used in the
floodplain mapping study which was developed based on all points
within the Weiland River watershed.

e Section 4.3 Alternative 3 Traditional plus LID (i.e. LID measures as well as
dry ponds for flood control):

a)

b)

Are the flood control storages of dry ponds same as Alternative 2
traditional SWM ponds? If not, please compare the storages between
the two alternatives to demonstrate the LID benefit.

AB Response: The potential benefit of LID were not considered for
flood control purposes.

ls the modelling approach of Section 4.3 and Section 5.1.3 same?

Both scenarios include LID.
AB Response: Section 4.3 outlines the different scenarios. Section
5.1.3 provides the flood control results.

In comparison to Alternative 2 that will require a 20 m overload/below
ground drainage easement (Figure 4-2), are there any advantages of
Alternative 3 with this regard?
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AR Response: The 20 m overload/below ground drainage easement i
required to convey the flows from the SWM facility to the stream. I ow
flows will be conveyed by the LID to the stream. Therefore there will be
some benefit by implementing LIDs.

Section 5.1.1 Water Quality Target:

a)

Please confirm these designated % impervious to land use adeqguately
reflect the real development circumstances.

AB Response: The percent impervious values that were selecied
reasonably represent the proposed land uses.

The MECP's proposal of Environmental Compliance Approval (ECA)
for a municipal stormwater management system includes that a new
oil/grit separator is to be credited a maximum of 50% suspended solids
removal. The Region suggests this criterion be noted.

AB Response: We have added a sentence in the report.

Section 5.1.2 Water Balance Target

a)

is Table 5.2 pre-development water budget? What is the post-
development water budget if doing nothing?

AB Response: We did not provide this as the Do Nathing alternative is
not recommended.

The Region suggests that the general implementation target of water
balance for a development be quantified in order to meet pre-
development water budget, such as how many millimetres runoff from
impervious coverages are to be retained on a commercial, residential,
industrial development.

AB Response: As noted in Section 5.1.2.2, the Thornthwaite methods
provide an annual infiltration rate of 132.2 mm/year on a watershed
basis. Given that there are approximatelv 56 rainfall events per year
the average infiltration rate per event is ) 2-3 0 pei
event). The actual values on a site by site basis will vary depending on
soil type, slopes, vegetation cover and depth to water table.

Qur experience through monitoring of LID devives shows that
infiltration of up to 10 mm/event can occur even in clay soils.

Section 5.1.3 Fiood Control Target:
a) Itis unclear if the Storage Volumes of Table 5.3 are for the SWM

ponds only.
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AB Response: The Storages Volumes in Table 5.3 are for the SWW
ponds only, See response to comment 2, section 4.3 above.

b) Please confirm the number of proposed SWM facilities. There are
discrepancy in the report.

AB Response: Text has heen revised (see edit in page 33 of report).

c) Is the storage volume of WQCV equal to RVCT that is to retain 28 mm
rainfall on the entire development area?

AB Response: Yes.

d) Are storages of LID measures af the entire study area included in
sizing the storage required for flood control?

AB Response: See response to comment 2, section 4.3 above.

e) What are the flow control targets at the pond discharge points in order
to maich the flow rates at Node 1, 2 and 37

AB Response: Flow rates at Node 1, 2 and 3 for all the scenarios ar=
presented in Table 4-2.

f) The Region suggests a model scenario confirm if over-control post-
development flows would mitigate the flooding hazards downstream of
the NW Secondary Area.

AB Response: This is not within the scope of this project.

e« Section6.2.1:

a) The Region consider the wording ‘As document in section 4 of this
report, Alternatives | and iii were selected as preferred means fo
....(Page 36)" is incorrect. Alternative | — doing nothing shall not an
option. Justify under which _. A re | could be
applied.

AB Response: Text has been edited for clarification (“alternatives i and
iii were selected ..." replaced by “options i and ii above were selected

)

e Section6.2.2:
a) Interms of flood controt, is the existing condition analysis in this report
to be a basis for the future subdivision development? What will be the



57

Memorandum
September 11, 2020
15!

discharge target for each subdivision, commercial development in
order to meet the overall flood control target?

AB Response: the report is to be used as basis for future studies.
Please refer to Section 6.2.2

e The Report needs housekeeping to correct the typos and wrong
references, such as
- Chapter 3 title, should it be 'Stormwater Management Alternatives’?
- Typo of Table 5.2 title
- Page 32, Section 5.2.57

AB Response: The repoit has been reviewed and edited.

Stormwater Management comments provided by Maggie Ding, Stormwater
Management Engineer.

Policies to be included in the Secondary Plan:

General infrastructure policy: Development shall progress in a logical, efficient, and
fiscally responsible manner. The cost-effective provision of municipal infrastructure shall
establish the phasing strategy for this Secondary Plan.

SGL Response: The first component of this proposed policy is already addressed the
City’s Parent Official Plan.

Specific policies:

SANITARY SEWAGE AND WATER SUPPLY SERVICES
Sewage and Water Allocation

a) Sanitary services will be constructed in accordance with the
recommendations of the approved NW Welland Municipal Servicing Study
and Phasing plan and in accordance with the requirements of the City and
Region.

SGL Response: This is not necessary to have in a Secondary Plan.

b) Water services may be ructed in concert with sanitary services, and
in accordance with the NW Welland Municipa! Servicing Study and
Phasing plan and in accordance with the requirements of the City and
Region.
SGL Response: This is not necessary to have in a Secondary Plan.
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C) Lands served by private septic systems shall be properly decommissioned
and connected to municipal sanitary sewers and water services when
available.

Cily Response: This is not necessary in the Secondary Plan as the matter is deall wiily in
the Parent Official Plan and other City policies and by-laws.

STORMWATER MANAGEMENT
General Policies for Stormwater Management Facilities

a) Stormwater management facilities shall be permitted in all land use
designations within the NW Welland Secondary Plan Area, except for the
Natural Heritage System designation, subject to Policy 6.1 of this Pian.

5GL Response: This is already a requirement of Policy 6.5.2.5.C of the City's Paient
Official Plan.

b) Stormwater management facilities may be permitted in the Natural Heritage
System designation, except in Provincially Significant Wetlands and
Environmental Protection Areas (EPA) as identified on the Natural Heritage
System Features, without the need for a further Amendment to this Plan,
including the preparation of an Environmental Impact Study, prepared to the
satisfaction of the City and the Conservation Authority, and any agency
having jurisdiction.

c) Storm drainage for the lands will be conveyed to the Towpath Drain in
accordance with the provisions of the NW Welland Secondary Plan
Stormwater Management Report.

d) A combination of piped storm sewers, LID measures and overland drainage
systems will be employed through the Secondary Plan Area.

e) Stormwater management facilities will be key features within the community
contributing to the appearance and ambience of the neighbourhood, while
achieving functional objectives related to flow moderation and water quality.

f) Stormwater management facilities will blend with the natural
landscape. Geometric forms and standard slope gradients will be avoided
in favour of organic shapes and land form grading designed to replicate
natural land forms in the area. Inlet and outlet structures will be concealed
using a combination of planting, grading and natural stone.
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a) Stormwater management facilities will not be fenced, but rather will be
designed with trails, overlooks and interpretive signage so that they are an
integral part of the parks and open space system.

h) Promote stormwater management best practices, including stormwater
attenuation and re-use, and low impact development techniques as part of
the stormwater management system.

i) Stormwater management for the Secondary Plan area will be designed in
such a manner that pre-development water balance conditions are
maintained for all wetlands in the Natural Heritage System Designation. A
detailed water balance will be required as part of a stormwater management
plan submitted at the time of future development applications.

SGL Response: These proposed policies are either currently addressed in the Cily's
parent Official Plan in Section 6.5.2.5, are policies that should be addressed at a municiyin
wide level or are too detailed and not appropriate in a secondary plan.

Environmental Planning comments:

Regional Environmental Planning Staff previously provided comments relating to this file
in July of 2018 in response to a background report titled "Welland Northwest Area
Secondary Plan, Phase 1. Background Studies — Natural Heritage and Natural Hazards
Existing Conditions” (dated April 11, 2019) by Aquafor Beech Limited. Through that
review, a detailed analysis of the Report was completed resulting in recommendations
for Secondary Plan policies and suggested mapping updates.

It is noted that this Secondary Plan is associated with Regional Official Plan
Amendment No 18 and Welland's local Official Plan Amendment 24 (adopted in
December). These amendments will facilitate the urban boundary expansion to include
the NW within the City’s urban boundary.

The following comments are offered in response to the circulation of the Draft
Secondary Plan Policies, Stormwater Management/Subwatershed Study and the Key
Directions Report provided in support of the Secondary Plan.

Core Natural Heritage System

Within the Secondary Plan boundary, the following Core Natural Heritage System
(CNHS) features are designated in the Regional Official Plan {(ROP) and shown on the

attached map:

« Environmental Protection Area (EPA): portions of the Niagara Street
Cataract Road Woodlot Provincially Significant Wetland (PSW) Complex;
and
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e Environmental Conservation Area (ECA): three separate Significant
Woodlands, including one that forms part of the PSW, one in the
easternmost corner of the study area between First Avenue and Niagara
Street, and a relatively small, narrow extension of the woodland and
associated PSW located just north of the study area at the terminus of
Montgomery Road.

Additional unmapped features for potential inclusion as part of the CNHS include other
wooded areas that potentially meet ROP significance criteria, as well as potential
wetlands, Species At Risk (SAR) habitat and Significant Wildlife Habitat (see
Background Report Figures 5.8, 7.1, 7.2 and 7.3).

The City of Welland Official Plan Schedule C (Core Natural Heritage System) also
identifies the PSW as an EPA (no development or site alteration permitted), as well as
all watercourses within the study area. Significant Woodlands are also identified as
ECAs, including smaller wooded areas that are not identified in the ROP.

SGL. Response: The secondary plan area refers back to and is relient on the Core
Natural Heritage System policies of Sectoin 6.1.2.1 of the Official Plan. It is also subject
to Schedule C: Core Natural Heritage System and Schedule C1: Components of the
Core Natural Heritage System of the City's Official Plan. The features shown an those
schedules are the features shown in NW Welland

Watercourses/Aquatic Habitat

Regional staff are satisfied that the watercourses on the north side of Quaker Road
have been appropriately identified and characterized as either ECA or EPA features
depending on adjacent natural heritage features. However, the watercourses on the
south side of Quaker Road have not been identified and confirmed as part of the
Natural Heritage System.

Further, previous Regional comments recommended that 30 metre watercourse buffers
be identified in order to recognize Growth Plan requirements outside Urban Boundaries.
Alternatively, staff suggested that future concept plans identify an appropriately sized
vegetation protection zone (VPZ) along the watercourses, and encourage densely
vegetating the VPZsv.._. . , of the VPZs was identified as
especially relevant given that the Background Report notes that large portions of the
watercourses are without instream or overhead canopy cover.

Additionally, previous regional correspondence suggested inctuding the headwater
drainage features identified through the Background Study as ECAs until such time that
the recommended site specific studies are conducted to characterize the significance of

these features.
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Staff recommend the Plan be updated to show the location of all watercourses and
headwater drainage features. Consideration should be given to illustrating appropriate
setbacks from watercourse features and including policies which require the
identification and restoration of the vegetation protection zones associated with the
features.

SGL Response: The headwater drainage features on the south side of Quaker Roarl
and north of central watercourse have been identified as headwater drainage features
on Appendix 1 — Map 4. Northwest Welland Headwater Drainage Features and subjec
to policy 3.8 of the Secondary Plan which requires a Headwater Drainage Feature
Assessment. tn our opinion, it is innapropraite to show these features as part of the
ECA designation until they have been confirmed as this analysis has not yet heen
completed.

Schedule G: Policy 6.1.2.3 F of the City’s Official Plan provides requirements ior
naturally vegetated buffer zones.

Hydrologic Features

Previous Regional correspondence confirmed that the study area includes Highly
Vulnerable Aquifer (HVA) areas or important areas for groundwater protection. Growth
Plan (2019) policies regarding settlement area boundary expansions indicate that key
hydrologic areas (including HVAs) should be avoided where possible. Therefore, staff
recommended further consideration of these areas and applicable policies. Regional
staff have not received additional information regarding potential impacts to
groundwater quality and quantity.

SGL Response; Groundwater analysis was not part of the scope of our study.
Woodlands/Vegetation

Regional staff are satisfied that the Secondary Plan adequately identifies all woodlands
within the study area.

In addition, two provincially rare vegetation types were identified within the study area
(i.e., FOD9-5 and SWD1-2, although staff note ELC mapping and report appendices
were not provided for review), as well as three flora SAR (Butternut, Eastern Flowering
Dogwood and White Wood Aster). Staff are satisfied that the areas containing these
rare species and vegetation types are or wili be designated as either EPA or ECA and
therefore, any proposed development or site alteration within the vicinity of these areas
will require the completion of an EIS.
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Wetlands

Previous Regional comments outlined that that a formal re-evaluation of the PSW was
not completed as part of the Background Study and that re-evaluation of the PSW
would likely result in the incorporation of additional wetland areas, specifically as the
result of the naturalization of lands previously under agricultural cultivation. Regional
Environmental Planning staff therefore continue to recommend that all wetland areas
identified as per Figure 6.1 in the Background Report, including unevaluated wetlands
less than 0.5 ha (Figure 7.3), be considered as ECAs (possible constraints), until such
time that more detailed analysis is completed.

SGL Response: The CGity's Official Plan provides that only “other evaluated wetlands” b
included in the ECA designation. Small unevaluated wetlands of less than 0 5 ha have
been identified on Appendix T~ Map 4. Northwest Welland Headwater Drainage
Feaftures and are subject to policy 3.8 of the Secondary Plan which requires an analysis
to confim whether the features are significant. In our opinion, it is innapropraite to shiow
these features as part of the ECA until they have been evauated and confirmed as
significant.

In addition, as per the recommendations outlined in the Tow Path Drain Subwatershed
Plan, staff recommend that the lands between the existing upland and wetland habitat in
Area B be considered for planting with native species in order to fill in the natural area
gaps. Such plantings would reduce the forest edge-to-interior ratio and create a larger
continuous natural area which would have improved ability to support a larger diversity
of flora and fauna. In addition, staff recommend protecting and enhancing existing
wetlands by requiring appropriately sized buffers or VPZs to protect lands surrounding
those wetlands that provide critical functions for wetland-associated fauna and flora.

SGL Response: Restoratoin and extent of VPZs should be identified through detailed
environmental studies in support of draft plans of subdivision.

Corridors and Connections

Regional Environmental Planning staff were pleased with the level of detail provided
within the Background Report as it relates to identifying potential corridors and
connections betweenn_._. w sty ¢ E k_ ol
Report, areas that meet the criteria for EPAs and ECAs are largely disjunct from each
other, which presents opportunity for enhancement to promote connectivity and
ecological function in the study area. Previous comments also suggested that ecological
corridors, linkages and wildlife culvert policies should be introduced in the Secondary
Plan, and road design should consider wildlife crossings in appropriate locations (e.g.,
First Avenue, north of Quaker Road).

The Secondary Plan mapping and Draft Policies do not identify or consider corridors or
linkages. There is a concern, especially in the south-end of the study area, that if
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corridors are not incorporated into the plan, further fragmentation of the natural heritage
system will result.

SGL Response: The Background report identified several potential linkages. Those
linkages were considered in the context of creating compact walkable communities an:i
opportunities to use open space features to establish the linkage. A number of linkaye:
to the north were facilitated through the location of future parks.

Additional Comments

Botanical Inventories were conducted on June 22, August 1, August 2 and October 11,
2018. Spring botanical inventories were not completed, but staff note that three season
flora inventories (i.e., including spring surveys) will likely be required as part of future
site-specific development proposals. Note that until a formal development application is
received, comments may be subject to change based on new policies or cutdated data.
Typically, field studies such as the Background Report have a “shelf-life” of five years,
so that impacts are assessed and mitigated based on up-to-date information. If there is
more than five years between field work and submission of a formal development
application, an EIS and review fees will likely be requested.

Incidental wildlife observations (including direct observation, tracks, scat, and other
sings) were appropriately identified as a component of the work completed for the
Background Report. Staff note that targeted wildlife surveys (e.g., snake surveys, turtle
basking surveys, etc.) may be required for future site-specific development applications.
In addition, the SAR screening should include feedback from the MECP (formerly the
MNRF) as noted above.

Staff recommend that the management objectives identified in the Central Welland
River Watershed Plan, and more specifically the targets and objectives identified in the
Tow Path Drain Subwatershed Plan, be incorporated into future concept plans to the
extent possible.

Please note that the Niagara Peninsula Conservation Authority (NPCA) continues to be
responsible for the review and comment on pilanning applications refated to their
regulated features, including the regulated wetland and watercourse features onsite. As
suc L . " NPCA ¢ al be consulted with respect to their comments.
SG!. Response: The above comments are not secondary plan requirements and will b
considered and addressed at the development application level.

Environmental Pianning comments provided by Cara iLampman, Manager of
Environmental Planning.
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City Response — No not at this time. We will be doing a Trails, Cycling and
Recreational Corridor Masterplan in late 2020 and early 2021, and we will
address this in that plan, which will then be incorporated into our new OF
process which is starting in 2020,

2. Are there views and vistas that need to be identified? If so, should there be
urban design policies that protect or enhance these?

City Response — No

3. Are there any areas on the plan considered to be gateways into the City of
Welland or into this new community?

City Response — No it is already essentially incorporated into the City and this Is
not a new community as it contains an extensive built-up areas, schools, school
board headquarters, park, trail etc.

4. Are there student housing opportunities adjacent to the Niagara College campus
— perhaps as part of the mixed-use land use designation?

City Reponse — We do not people zone. Depending on the type of housing
proposed it will either he considered an apartment or boarding and lodging bath
of which are permitted in the CC2 Zone which would be the ocne used for mixed-
use designation. These uses are also permitted in our RM - Medium Density
zone which will be used for medium density designated areas. All single, semis.
townhouse will be permitted accessory dwelling as per the Planning Act.

5. Are there opportunities for medium density residential along the south side of
Quaker Road between the two Community Institutional sites (west of Rice
Road)? In terms of urban design, medium density land uses are appropriate
along arterial roads and represent a built form that can transition between the
general institutional land uses to low density land use.

City Response — Possibly but at this time this is what the plan looks like based on

i W ac  J : population to an area that the
Region has not factored mto their future plans including the total population
growth of the whole City seems not logical. The region needs now to focus onto
how they get their long terms plans in order to recognize that the Regional
growth projections for the City of Welland are too low.

LOW DENSITY RESIDENTIAL — Page 10-13
« This land use designation allows for singles, semi-detached, duplexes and
triplexes. It is encouraged that design policies are added to promote a mix of
housing types within blocks and along streetscapes in order io create visual
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interest and to avoid monotonous streetscapes. With respect to best practices on
this, providing a mix of housing forms provides greater housing choices,
enhances affordability, provides an opportunity for people to age in place,
promotes vibrancy and encourages active transportation. The variation of
housing stock and density within housing forms of a similar scale and character
is referred to as “gentle density” and falls within the complete communities
planning philosophy.

City Response — this is dealt with through our pre-consultation meetings,
standard subdivision agreement and our Zonhing By-law (probably one of the
most advanced for “gentle density” and elimination of “yellow belt”.

s Laneways are mentioned for specific housing types. Are there options for
faneway housing? This is especially important due to the proximity of the college
campus.

City Response — in the City's CZBL all singles, semis, two-unit and townhouse
permit an accessory dwelling either within or detached from the main dwelling.

e Can Architectural Control be introduced for residential developments to ensure
that a variety of building forms, materials, colours and compositions are
achieved?

City Respanse — No we will not be doing this, this is added and unnecessary "1v«l
tape”. We have been successful without using this tool. We already regulate th
through our standard subdivision agreement.

e Existing City-wide UDGL on Landscape (Page 72) is very limited. Itis
encouraged that additional guidelines are added that promote:
o planting of trees on private lands to increase the urban tree canopy,
provide shade and contribute to stormwater management,
o Use of LID's in residential landscapes, and;
o Use of native, non-invasive and drought tolerant species.

City Response — the City-Wide UDGL won an Excellence In Planning Award will:
OPP! as part of our Downtown Revitilation, and we are happy with how they are
working at this time and we are not planning to update them.

ESTABLISHED RESIDENTIAL (page 2-3 of Draft Secondary Plan)
Secondary Plan Policy: “Respect neighbourhood character...”
Comment:
e It is encouraged that guidelines addressing intensification and infill within these
existing neighbourhoods are added. Further, it is suggested that there is
additional guidance for how neighbourhood character is defined and assessed.
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City Response — We are not adding anything further here.

GREENFIELD RESIDENTIAL (page 3-4 of Draft Secondary Plan)
Secondary Palicy: “No shadow or overlook impact...”
Comment:
e Additional guidelines that address shadow impact or overlook could be included.
Further, providing built form guidelines that illustrate how these impacts can be
reduced or avoided would be helpful.

City Reponse — We are not adding any further policy on this.

New UDGL (page 12). “front onto public streets, trails, parks, natural heritage...”
Comment:
» Could provide guidelines addressing the design of hemes located on priority lots,
such as lots at the top of a “T” intersection, corners, and at the end of a view
terminus, adjacent to or backing on to parks and open spaces, and others.

City Response - This is too much detail. This will be dealt with on a case by case basis
through pre-consultation.

New UDGL (page 12):. “Where back-lotting cannot be avoided, fagade facing the
feature should match/exceed front fagade...”
Comment;

« Along arterial roads including Regional Roads, there are many housing forms
that are appropriate and do not rely on back-lotting.

» In other circumstances, the quality and design of fencing is also important. As a
best practice, homes that are back-lotted should have fencing that is visually
permeable and low in height. Additional guidelines can define what types of
fencing are acceptable, heights, and amount of opacity (e.g. solid wood versus
decorative metal).

City Response — This is too much detail. This will be dealt with on a case hy case basis
through pre-consultation the current wording provides sufficient flexibility here.

MEo i mmiemis o cammemames oo .= — PAgE 13

New UDGL (page 15): “Dwellings should be oriented to front and define the street
edge...”

Comment:

e The City wide UDGL address Services Areas (page 70). More specific direction
could be given for:
o AC Locations (not in front yard),
o hydro and gas meter banks (with screening), and;
o exhaust fans and other venting.
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City Response — This is too much detail. This will be dealt with ot a case by case bazin
through pre-consuliation and site plan approval.

New UDGL (page 15): “where back-lotting cannot be avoided, fagade facing the feature
should match/exceed front fagade.”
Comment:

+« Same comment as above provided under Low Density Residential.

City Response — This is too much detail. This will be dealt with on a case by case Lisi
through pre-consultation.

New UDGL (page 15). “where located adjacent to a low density residential
neighbourhood, buildings should be massed and oriented to provide an appropriate built
form transition...”
Comment:
« Itis encouraged that more specific direction is provided about how to achieve an
appropriate transition. For example, using the angular plane method,
demonstrating step-backs and setbacks, etc.

City Response — This is too much detail. This will be dealt with on a case by case basis
through pre-consultation.

New UDGL (page 16): “Dwellings should be designed and sited to create comfortable
living conditions...”
Comment:
« Could provide additional guidelines that define what comfortable living conditions
are and speak to performance standards.
e Additionally, the treatment, access, and comfort for below grade or “garden units”
could be included.

City Response — This is too much detail. This will be dealt with on & case by case bacis
through pre-consultation.

New UDGL: (page 18) “For corner lot buildings and units, both street frontages should
be addressed...”
Comment:

e The City wide UDGL addresses the design of corner buildings in several
sections. This guideline could be expanded to identify key intersections of major
streets (i.e. arterials, etc.)

« Could add a GL that addresses the landscape and streetscape treatment of
corner buildings, since these are also important elements of corner buildings.

City Response — This is too much detail. This will be dealt with on a case by case basis
through pre-consultation and site-plan approval.
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MIXED USE — Page 21

New UDGL (Page 24): “Along the frontages of Quaker Road and Rice Road, buildings
should be oriented toward the street...”
Comment:

e Could clarify and add that a principal entrance should face the public street.
Additionally, where there is a public sidewalk, a pathway from the principal
entrance to the sidewalk further orients the building to the streetscape.
Secondary entrances to the commercial units can face the rear of the building
where parking may be located.

City Response — This is too much detail. This will be dealt with on a case by case basr
through pre-consultation and site-plan approval.

New UDGL (Page 27): Building facades fronting the street or public areas should
incorporate large, well-proportioned clear areas of glazing...
Comment:
e Could elaborate on this GL, for example, stating the spandrel (i.e. opaque glass)
is not permitted.
¢ Could go into more detail about signage, noting that graphic wraps and signs are
not permitted within the glazing — this space should be used to display wares and
to allow views to and from the commercial unit.

City Response — This is too much detail. This will be dealt with on a case by case basis
through pre-consultation.

New UDGL (Page 28): For corner lot buildings and units, both street frontages should
be addressed....
Comment:
e Similar to comments provided for low and medium density residential above.
« Additionally, could provide guidance that a principal entrance should be located
at the intersection for corner units.

City Response — This is too much detail. Yhis will be deait with on a case by case hasis
through pre-consultation.

OPEN SPACE AND RECREATION & THE ENVIRONMENT — Page 30
Comment:
« Is it possible to overlay the active transportation system onto this plan?
Specifically, bike routes.
o There is no mention of Sustainability in this section. This would be a good
opportunity to discuss and provide guidance for this topic
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City Response — These are items that are currently under review through Trails, Cycling
and Recreational Corridor Master Plan and New OP process.

Urban Design comments provided by Julia van der Laan de Vries, Urban Designer.
Additional comments:

The Financial Impact Analysis is currently being reviewed by Regional Finance.
Comments on this study will be forwarded you when received. Please note there may be
need to update the FIA study per the comments provided by Development Engineering
and the outcome of the additional analysis of infrastructure options.

As noted in previous comments provided November 22, 2018, the RFP had requested
the consulting team prepared an Infrastructure and Public Services Facility Study “to
demonstrate whether the pubiic service facilities needed to service the Northwest lands
would be financially viable over the full life cycle of these asset.” The Rationale for
Urban Growth in Northwest Welland and the Key Directions Report report speaks solely
to the educational facilities within and surrounding the study area. This section of the
review should consider the proximity and availability of other public service facility
requirements, as well as well as the capacity and ability to accommodate the additional
future population that will reside in the NW area. The City should be satisfied that this
requirement has been satisfied.

If you have any questions, please contact the undersigned.
Respectfully,
Kirsten McCauley, MCIP, RPP

Senior Planner, Secondary Plans
Planning and Development Services, Niagara Region



71

COLVILLE

CONSULTING INC,
September 8, 2020

Mr. Grant Munday, B.A., MCIP, RIPP

Manager of Development Approvals — Planning Division
City of Welland

A0 East Main Street

Welland, ON

L3B 3X4

Dear Mr. Munday,

Re: Natural Heritage Features Assessment — 330 Rice Road, City of Welland

Colville Consulting Inc. was retained by Lucchetta Homes to assess potential natural heritage features on
the property identified as 330 Rice Road, in the City of Welland. This report is intended to summarize
existing information for the property, as well as present the results of our assessment of the property.
This teport is also intended to identify any natural heritage features that would be considered
Environmental Protection Area (EPA) or Environmental Conservation Area (ECA), as defined by the City
of Welland Official Plan and the Niagara Region Policy Plan.

BACKGROUND

Property Description

The Subject Property is located south of Quaker Road and east of Rice Road in the City of Welland, and
has been assigned the municipal address of 330 Rice Road. The Subject Property measires approximately
2.2ha in size. Topography on the property is somewhat variable, with northern portion of the property
gently sloping towards the watercourse in the southeast corner of the property. The northern portion of
the property appears to drain to the north, however any slope on this portion of the property is gradual.

Historical air photos indicate that the property was once planted in fruit orchard, with what appears to be
a former residence and barn. Although the remnants of a stone foundation and dug well are still present
on the property, the majority of these lands have succeeded to a mix of buckthorn savannah and
woodland. Further description of vegetation conditions on the property are provided below.

Review of Background Information

Based on our review of background information, a portion of the Subject Property has been designated as
Environmental Conservation Area (ECA) in Schedule C the City of Welland Official Plan, due to the
presence of a Significant Woodland. No portion of the property has been identified as ECA or
Environmental Protection Area (EPA) in the Niagara Region Core Natural Heritage System.

From our review of the Natural Heritage and Natural Hazards Existing Conditions Report, prepared by
Aquafor Beech Limited and included as Appendix T in the Rationale for Urban Growth in Northwest
Welland (SGL Planning & Design Inc. 2019), the Subject Property was described as a Red Ash Mineral
Deciduous Swainp Complex (SWD2-2). This vegetation community was described by Aquafor Beech to
be dominated by Red Ash in both the canopy and sub-canopy, with Red Maple, Freeman’s Maple,
Norway Maple, White Elm, and Common Buckthorn present in lesser amounts. Common Buckthorn
dominates the understory. Panicled Aster was the most abundant species in the ground layer; other
species present include Creeping Bent Grass, Onesided Aster, Canada Enchanter's Nightshade, Wild
Strawberry, Seltheal, Canada Blue Grass, Canada Goldenrod, and Yellow Avens.

Colville Consulting Inc. 404 Quieenston Street, St. Catharines, Ontario L2P 2Y2
Tel: 905 935-2161, Fax 905 935-0397, e-mail ian@colvilleconsultinginc.com
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It is understood that Aquafor Beech staff cornpleted vegetation commmunily surveys and botanical
inventories over then entire study area on June 22, August 1, August 2 and Octeber 11, 2018 on lands to
which permission to enter was granted. Additional information was gathered through background
information review, aerial image interpretation, and roadside assessments as needed to fill data gaps. It
should be noted that it was not clear in the report if Aquafor Beech staff prepared this description based
on observations from adjacent lands, or if a thorough assessment of the property was completed.

In addition to the above, breeding bird surveys conducted by Aquafor Beech staff indicated that 18
species of birds were documented using the property. All species are considered comumon in Niagara and
no species considered at risk in Ontario were documented on the property (see Table 1). American Toad
was also documented on the property during a June 26, 2018 amphibian survey.

Table 1. List of bird species documented by Aquafor Beech staff on and adjacent to the Subject Property.
(data from Appendix F of SGL Planning & Design Inc. 2019)

Species 5 Rank Niagara Status*
American Crow S5B CR
American Goldfinch 55B CR
American Robin S5B VCR
Blue Jay 55 VCP
Brown-headed Cowbird 548 VCR
Cedar Waxwing S5B CR
Common Grackle S5B VCR
Downy Woodpecker 55 CP
European Starling SNA VCFP
Gray Catbird S4B CR
House Finch SNA cr
Killdeer S5B CR
Mourning Dove 55 VCR
Northern Cardinal 55 CP
Northern Flicker 54B CR
Red-winged Blackbird 54 VCR
Song Sparrow S5B VCR
Wild Turkey 55 ur

*VC — very common; C — cornmon; U — uncommon; UR — Uncornmeon to rare; O ~ Qccasional; P — permanent
resident; R — summer resident; S - Straggler (Niagara Natural Areas Inventory, 2010}

PRIMARY ASSESSMENT OF THE SUBJECT PROPERTY

To verify the accuracy of existing mapping and the description prepared Aquafor Beech, a botanical
inventory and assessment of vegetation communities was completed on August 5, 2020. Vegelation
communities (ELC units — following Lee et al. 1998} were mapped and described, and a vascular plant
checklist was compiled. Species status was assessed for Ontario (Oldham and Brinker 2009) and the
Niagara Region (Oldham 2010}, Vegetation communities are desctibed below and illustrated on Figure 1.
A vascular plant checklist is provided in Appendix A, Photos of the properties are provided in Appendix
B.

Natural Heritage Features Assessment — 330 Rice Road
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Botanical Invenlory

A total of 98 plant species were documented on and adjacent to the Subject Lands during botanical
inventories. None of the species observed are considered at risk provincially, or considered locally rare
Or UNcomIMmorl.

Vegetation Communities

As described above, a review of historical air photos indicates that the property was once used for
agricubiural purposes. Since the agricultural use was abandoned, the property has regenerated into
successional woodland. A number of large and mature White Elm trees suggest the property was likely
woodland before Dutch Elm Disease devastated much of the tree cover (one dead White Elm standing
snag is almost 1m dbh). More recently, a number of mature Green Ash trees succeeded to replace the
dead elm woodland cover, however, the effects of the Emerald Ash Borer has destroyed much or all of
this tree cover. Currently, tall shrubs of Buckthorn have succeeded to form a non-native Deciduous
Buckthorn Savannah over much of the property, with a small portion of the property consisting of Red
Maple woodland. These vegetation communities have developed on the predominantly silty-sand or
sandy-loam soils that occur over most of the property.

Fresh - Moist Deciduous (Buckthorn) Sevannah Ecosite (SVDM4)

The majority of the Subject Property was described as Fresh - Moist Deciduous {Buckthorn) Savannah
Ecosite (SVDM4), The sparse tree layer supports an abundance of dead and declining Green Ash irees
and the occasional dead White Elm. The sub-canopy layer forms approximately 25-35% cover and
consists of young Green Ash trees, suckering stems from the bases of ash trees damaged from effects of
the Emerald Ash Borer, as well as tall Comnrnon Buckthorn shrubs, with the occasional White Elm.

The dense shrub layer forms more than 60% cover and is dominated by Common Buckthorn. Green Ash
saplings or suckers, Grey Dogwood shrubs and White Elm saplings also occur in this layer, with Glossy
Buckthorn present in more poorly drained lower areas.

The ground layer forms greater than 60% cover of Late Goldenrod, Panicled Aster and occasionally
Rough Goldenrod or cool season farm grasses.

Fresh - Moist Deciduous (Red Maple} Woodland Ecosite (WODMD)

In the southeast corner of the property, as well as along the eastern property line and north end of the
property, are stands of Fresh - Moist Deciduous (Red Maple) Woodland Fcosite (WODMB). The canopy
layer in this community is dominated by Red Maple and scattered White Elm, and provided a variable
cover ranging from 25-60% or greater. In the sub-canopy, White Elm, Red Maple, Glossy Buckthoin,
Common Buckthorn and Green Ash form an additional 60% cover. The dense shrub layer (>60% cover) is
almost completely dominated by Glossy Buckthorn, with the occasionally Common Buckthorn, Green
Ash or Privet,

The ground layer (25-60% cover) consisted of seedlings of Buckthorn species and plants of Panicled Aster,
with the occasional patches of Fowl Mana Grass, Avens, Grey Dogwood seedlings, Common Strawberry
O FOSSes.

Natural Heritage Features Assessment — 330 Rice Road
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Rice Cut Grass Mineral Shallow Marsh (MAS2-8) | (MAM)

As illustrated in Figure 1, a small watercourse originates in the southwest corner of the property and
conveys water across the Subject Property to the soybean field to the east. The widest portion of this
watercourse support a vernal pool, which was described as Rice Cut Grass Mineral Shallow Marsh
(MAS2-8). Rice Cut Grass forms almost 100% cover, with Panicled Aster and the occasional tall plants of
Swamp Milkweed or Purple Loosestrife. A fringe or thin band of shrub swamp rings the upland edge and
is dominated by Silky Dogwood or Glossy Buckthorn. Scattered occasionally in the Shaliow Marsh are a
few young Green Ash trees. This open Shallow Marsh then grades into a narrow swale which supports
meadow marsh, before being completely shaded out by the Red Maple Woodland. East of the property,
this watercourse transitions into a swale that is currently planted in soybeans.

Scattered across the property are several small pockets of Meadow Marsh (MAM). Vegetation in these
areas are generally consistent with the description above, with lesser amounts of Rice Cut Grass present.
ASSESSMENT OF POTENTIAL NATURAL HERITAGE FEATURES

The primary intent of this project is to assess any potential natural heritage features that may be present
on the Subject Property. In the City of Welland, the Core Natural Heritage System consists of:

i. Core Natural Areas, classified as either Environmental Protection Areas or Environmental
Conservation Areas;

if. Natural Heritage Corridors connecting the Core Natural Areas; and

iii. Fish Habitat

Environmental Protection Areas (EPA) include provincially significant wetlands, provincially significant
Life Science ANGS], and significant habitat of Threatened and Endangered species. From our assessment
of the property, as well as our review of available background information, no features consistent with an
EPA are present on or adjacent to the Subject Property.

Environmental Conservation Areas (ECA) include significant woodlands, significant wildlife habitat,
significant habitat of species of concemn, regionally significant Life Science ANSIs, other evaluated
wetlands, significant valleylands, savannahs and tallgrass prairies, alvars and publically owned
conservation lands.

As described above, a portion of the property is currently designated as ECA in Schedule C of the City of
Welland Official Plan, due to the presence of a Significant Woodland. Section 6.1.2.2.E of the City of
Welland Official Plan states that significant woodlands have one or more of the following criteria:

i) Contain threatened or endangered species or species of concern;

ii) In size, be equal to or greater than 2 hectares, if located within or overlapping the Urban Area
Boundary or 10 hectares, if located within the Agricultural and Rural Area;

i1} Contain interior woodland habitat at least 100 metres in from the wooedland boundaries;

iv) Contain older growth forest and be 2 hectares or greater in area;

v) Overlap or contain one or more of the other significant natural heritage features listed in
Policies 6.1.2.1.C; or,

vi) Abut or be crossed by a watercourse or water body and be 2 ha or more in area,

Based on our assessment, the woodland portion of the Subject Property measures approximately 0.6ha in
size and does not satisfy any of the above criteria to be considered significant. An assessment of the
woodland on the Subject Property in the context of the above criteria is provided in Table 2 below.

Natural Heritage Features Assessment — 330 Rice Road
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Criteria

Representation in Woodland

Conclusion

Endangered or
Threatened species or
Species of Concern

No Endangered or Threatened species
or Species of Concern documented on

property.

Criteria not satisfied

Size

Wocodland on and adjacent to property

Criteria not satisfied

approximately 0.6ha in size.

Interior Habitat Woodland measures approximately Criteria not satisfied
65m in width, which is not sufficient to
provide interior habitat or support area

sensitive species.

Characteristics of the woodland and Criteria not satisfied
previous land uses not consistent with
old growth,

No other significant natural heritage
features located in or adjacent to

woodland.

Older Growth

QOther Natural Criteria not satisfied

Heritage Features

Watercourses or Criteria not satisfied

Waterbodies

A watercourse is located on the Subject
Property, however the woodland is less
than 2ha in size.

From our assessment of the property and review of available background information, no features
consistent with an ECA are present on or adjacent to the Subject Property. Although savannzhs are
considered to be ECA in the City of Welland and Niagara Region, and a portion of the property was
described as Fresh - Moist Deciduous {Buckthorn) Savannah Ecosite, this vegetalion community is not
consistent with a naturally occurring savannah in the Province.

By definition, a savannah is charactetized by a treed vegetation community consisting of 11-35% cover of
deciduous or coniferous trees. In Ontario, savannahs often consist of a mix of tall grass vegetation
communities, with sparse tree cover. Savannahs are not typically characterized by dense shrub cover, as
is the case on the Subject Property. Tree cover on the Subject Property has recently been reduced as a
result of Emerald Ash Borer activity, and therefore this sparse tree cover is an artificially created
condition that is not consistent with a typical savannah in Ontario.

Although not assessed as part of this project, a small watercourse is located on the Subject Property.
Since this watercourse ultimately contributes flow to the Recreational Canal, it is possible that this
watercourse is providing a contribution function to fish habitat in the Canal. This walercourse is
therefore considered to be part of the Core Natural Heritage System of the City of Welland. It is
recommended that further assessment of this watercourse be conducted in the future to determine the
extent to which this watercourse is contributing to the Core Natural Heritage System. The refined extent
of any potential natural heritage features is provided in Figure 2.

Natural Heritage Features Assessment — 330 Rice Road
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CONCLUSIONS AND RECOMMENDATIONS

As described above, our assessment indicates that vegetation communities on this property consist
primarily of Buckthorn Savannah and Red Maple Woodland. Based on our observations, as well as
background data available for the property, no portion of the property appears to meet the criteria to be
considered an EPA or ECA in the City of Welland. Since it is suspected that the description of the
property prepared by Aquafor Beech was based only on an observation from Seneca Trail, it is
recommended that the data presented in this summary be incorporated into a revised version of the
Natural Heritage and Natural Hazards Existing Conditions Report {to be prepared by Aquafor Beech
Limited). Alternatively, if no updates to the existing conditions report are to be prepared, it is
recommended that the results of this assessment be incorporated into any pending OP housekeeping
amendments to be completed by the City of Welland.

Please do not hesitate to contact the undersigned at 905-931-4262 or ian@colvilleconsultinginc.com should
you have any questions or require further information.

Yours sincerely,

e

Ian Barrett, M.5c.
Colville Consulting Inc.
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-5 Almost always occur in wetlands

Grank - Global Rank G1 — Critically Imperiled, G2 — Imperiled, G3 — Vulnerable, G4 — Apparently Secure, G5 — Secure
COSEWIC - Committee on the Status of Endangered Wildlife in Canada

COSSARQ - Committee on the Status of Species at Risk in Ontario

Srank - Subnational Rank

S1 — Critically Imperiled - Critically imperiled in the province because of extreme rarity, {often 5 or fewer occurrences)

52 — Imperiled - Imperiled in the province because of rarity due to very restricied range, very few populations {often 20 or fewer)
$3 — Vulnerable - Vuinerable in the province due to a restricted range, relatively few populations (often 80 or fewer)
$4 — Apparently Secure - Uncommon but not rare

S5 — Secure - Common, widespread, and abundant in the province

Lrank - Local Rank

€8
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Here are my questions and concerns about the proposed Northwest Welland Official Plan
and Secondary Plan. (OPA No. 29)

1. What will be done with the land West of Seneca Trail Rd, sold (under Royal Lepage). if it an
Environmental Conservation Area?

2. What will be done with the lot, that was identified in the past as Block 60 (between addresses
149 and 157 Northwood Dr.)? It is the only lot that was not developed on Northwood Dr. We are
glad that you have not used it as a road accessing the new area between Clare, Quaker, and Rice.

Concerns:

1. Buildings more than 3 storeys should not be allowed in medium density residential areas,
because this will take away from the natural heritage of this area, which is a rural area. Some of
these early farmers helped to develop this area: Goodwillic, Page, Glinz, Moore, Rice, Sisler.
Swayze, Daugherty, Guiners, only to name a few...

2. Buildings 4 to 8 storeys high would be too high for the mixed use areas, since there are mostly
one storey homes in those areas. This should be re-examined.

3. The natural habitats for certain species of trees, bushes, flora (native to the Carolinian forest)
and to the area should be preserved. A more transparent examination as to which habitats will
be destroyed should be taken into account when agricultural land, wetlands and the few small
forests that are left are being developed.

4. On the farms running from Quaker road to Northwood Dr., we have noticed that ducks nest at
the south end of the field every spring, in the area near the cattails (that have been recently cut by
someone). Large flocks of Canada geese spend lots of time in that same field, in the fall and in
the spring. It seems to be part of their migration route. This will be lost when this area will be
developed.

5. In your Central Welland River Watershed Plan, you present the importance of preserving the
Carolinian Life Zone. The few remaining hedges separating the fields are important ecological
corridors (green infrastructure), for numerous reasons (protection, drainage, prevents erosion,
shelter for numerous beneficial animals and insects, and often contains a considcrable variety of
shrubs (often flowering) and trees. Preserving some of these hedges, after having given them
some maintenance, would be beneficial.

These are excerpts of the Central Welland Watershed Plan:

In terms of agricultural lands, it is the intent of the City of Welland through the Official Plan to
“protect prime agricultural lands by appropriately designating them and discouraging their
redesignation or severance” (Section 5.1.1.1). In addition, the City will limit the land uses within
this designation to farming and agriculturally-related activities (section 5.1.2). p. 33
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Corridors provide an increase in functionality of core areas, even smaller or fragmented areas, by
not only facilitating in the movement of larger mammals between natural arcas, but “they are
also essential for the movement and maintenance of genetic diversity for virtually all species
regardless of size or species-pollen and seeds and other genetic material are passed along
corridors” (Pim No Date). p. 39

Welland's Built Boundary was determined by the province through the GGH. This boundary
represents the limits of existing development within the existing Built-Up Area. The provincial
Built Boundary is important for “measuring and monitoring intensification rates”(Section
3.4.2.3) as all growth within this zone is considered as intensification, The lands between these
two boundaries are Greenfield Areas which are not built-up. However, as indicated earlier, the
GGH has identified these designated Greenfield areas as the focus area of future intensification
with an overall minimum density target of 50 jobs and residents per hectare. p. 33

https://npea.ca/images/u~T~~ds/ T T TA-Watershed Plan-Central Wellan Miver.pdf
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Upper Canada

UPPER CANADA B e L
CONSULTANTS 30 rommover Drive
B o s LARMNM ST St. Catharines, ON

L2W 1A3

Phone 905-688-9400
Fax  905-688-5274

Sept. 11*, 2020

City of Welland
60 East Main Street
Welland ON L3B 3X4

Attn: Rose DiFelice — Manager of Policy Planning

Northwest Secondary Plan, City of Welland

Upper Canada Consultants represents Ashton Homes a home builder who owns a sizeable portion of land
along Quaker Road, we are excited to see the proposed urban boundary expansion and implementation
of the secondary plan come into effect and overall are supportive.

After a review of the polices, plans, and related reports we offer the following comments:

The location of central collector road is meant to be preliminary in nature, however the location
of the proposed connection to Niagara Street poses some complications as development of the
1043 Niagara Street property would restrict the potential connection. We would prefer that the
plan be revised to show the collector road turn to the south to align with Goodwillie Drive and to
the north to align with the future connection shown in the City of Thorold’s Port Robinson West
Neighbourhood plan. Furthermare as shown in the 2006 iteration of the concept plan the grade
of the land would suggest that the optimal location for efficient SWM facilities is on the eastern
limit of the plan straddling the existing watercourse. It is understood that this collector would
comprise of a 24.5m right-of-way, however specific crass sections details will be determined at
the draft plan stage.

Park locations have been shown at a very large size, we request that wording within the secondary
plan allow for flexibility of the park location and size, if they City is to request through the draft
plan process that parks be provided in excess of the required 5% parkland dedication that monies
be reserved for payment of the overage.

There is a level of concern regarding the policy that prohibits backyards to flank onto public
streets. At this time the City of Welland does not have an urban cross section for rear lanes and
the specific details of how to implement these policies required additional construction related
details and acceptance from different levels of municipal government.

If there are any further questions or concerns please do not hesitate to contact the undersigned.

Sincerely,

WL%CJ/&/@‘;Q

william Heikoop, B.U.R.PI.

Planner

Upper Canada Consultants

cc.

Ashton Homes (Western) Limited — Aldo Vercillo

Page 1
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Rose DiFelice

From: Céline Bégin Agostino

Sent: September 4, 2020 11:43 AM

To: Rose DiFelice

Subject: Amendment of Welland Official Plan (OPA N. 28)

WARNING: This emsll.ariginate

_ G & r m City:of Welland émail accounts will not
begin witfi-this waming! - Rleas

uare sure they are safel

Bonjour Rose DBi Felice,

We are looking forward to the Virtual Information Meeting September 10th. | have listened to your presentation. You have
done excellent work, and you have tried to deal with many aspects of the planning of the area.

We have been residents of Northwood Dr. for almost 32 years. We appreciate the efforts that are made to protect green
spaces. | have tried to contact Niagara Conservation Authority about this matter, but [ have not yet gotten a response
from them. | have aiso contacted Ducks Unlimited, but they told me to contact the conservation authority in my area. We
observe every year, in the spring, ducks nesting in the field across the street from us. They are near the cattails behind
the empty lot on Northwoad Dr. They are there during the end of the winter and in the spring. It is dry now, and the city
has cut some of the cattails. But it has always been an important area for the birds. They are at the end of the field that is
still used for farming. Also, Canada geese seem to use the field as part of their migration route. The field is often filled
with them from late fall to spring.

You must also know that the hedges that separate the fields are a great barrier that was used by farmers fo protect the
crops. This is an old method that Is still used is Europe, and it is much better for the environment. It is wonderful that we
still have remnants of this type of farming in our city. There are wonderful flowering trees in these hedges In the spring. |
noticed that you are very concerned about preserving the heritage of the area, and the green spaces in your plan. |
commend you for the work that you havea done up to now.

Thank you very much for taking the time to read about my concerns,

Céline Bégin Agostino

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam.
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= T )

From; Céline Bégin Agostino

Sent: September 7, 2020 8:08 PM

To: Rose DiFelice ‘
Subject: RE: Amendment of Welland Officlal Plan (OPA N. 28)

Bonjour Rose,
] am not sure how the submissions work for Thursday's meeting.

First of all, | have a few questions:
1. Why was the land West of Seneca Trail Rd, sold (under Royal Lepage), if it an Environmental Conservation Area?

2 What will be done with the lot, that was identified i the past as Block 60 (between addresses 149 and 157 Northwood
Dr.)? It is the only lot that was not developped on Northwood Dr. We are glad that you have not used it as a road
accessing the new area between Clare, Quaker, and Rice.

Submissions:

1. Buiidings rnore than 3 storeys should not be allowed in medium density residential areas, because this will take away
from the natural heritage of this area, which is a rural area, Some of these early farmers helped to develop this area:
Goodwillle, Page, Glinz, Moore, Rice, Sisler. Swayze, Daugherty, Guiners, only to name a few... ‘

2. Buildings 3 to 8 storeys high would be too high for the mixed use areas, since there are mostly one storey homes in
those areas. This should be reexamined.

3 The natural habitats for certain species of trees, bushes, flora (native to the Carolinian forest) and to the area should be
preserved. A mote transparent examination as fo which habitats will be destroyed should be taken into account when
agricultural land, wetlands and the few small forests that are ieft are being developped.

These are excerpts of the Central Welland Watershed Pian:

In terms of agricultural lands, it is the intent of the City of Welland through the Official Plan to “protect prime
agricultural lands by appropriately designating them and discouraging their redesignation or severance”
(Section 5.1.1.1). In addition, the City will limit the land uses within this designation to farming and
agriculturally-related activities (section 5.1.2).p.33

Welland's Built Boundary was determined by the province through the GGH. This boundary represents the
limits of existing development within the existing Built-Up Area. The provincial Built Boundary is important
for “measuring and monitoring intensification rates™(Section 3.4.2.3) as all growth within this zone is '
considered as intensification. The lands between these two boundaries are Greenfield Areas which are not built-
up. However, as indicated earlier, the GGH has identified these designated Greenfield areas as the focus area of

future intensification with an overall minimum density target of 50 jobs and residents per hectare. p. 33

Thank you very much Rose for giving us a chance to voice our guestions and our concerns. The work you have dane is
very good. The Secondary Plan Land Use Structure has many good features.
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(] am asking for my right ta appeal.)
Have a nice day,

Céline Bégln Agostino

From: Rose Difelice [mallto:rose.difelice@welland.ca]

Sent: September 4, 2020 12:00 PM

To: Céline Bégin Agostino

Subject: RE: Amendment of Welland Official Plan (OPA N, 29)

Bonjour Celing,
Thank you for your interest in this project and for providing us with your comments,
Regards,

Rose

From: Céline Bégin Agostino

Sant: September 4, 2020 11:43 AM

To: Rose DiFelice <rose. difelice@welland.ca>

Subject: Amendment of Welland Official Plan (OPA N, 29)

Bonjour Rose Di Felice,

We are locking forward to the Virtual Information Meeting Septernber 10th. | have listened to your presentation. You have
done excellent work, and you have tried to deal with many aspects of the planning of the area.

We have been residents of Northwood Dr, for aimost 32 years. We appreciate the efforts that are made to protect green
spaces. | have tried to contact Niagara Conservation Authority about this matter, but | rave not yet gotten a response
frormn them. | have also contacted Ducks Unlimited, but they told me to contact the conservation authority in my area. We
observe every year, in the spring, ducks nesting In the field across the street from us. They are near the cattails behind
the emply lot on Northwood Dr. They are there during the end of the winter and in the spring. It is dry now, and the city
has cut some of the catiails. But it has always been an important area for the birds. They are at the end of the field that is
still used for farming. Also, Canada geese seem to use the field as part of their migration route. The field is often filled
with thermn from late fal! to spring.

You must also know that the hedges that separate the fields are a great barrier that was used by farmers to protect the
crops. This is an old method that is stilf used is Europe, and it is much better for the environment. 1t is wonderful that we
still have remnants of this type of farming in our city. There are wonderful flowering trees in these hedges in the spring. |
noticed that you are very concerned about preserving the heritage of the area, and the green spaces in your plan. |
commend you for the work that you have done up to now.

Thank you very much for taking the time fo read about my concerns,

Céline Bégin Agostino
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From: Nancy Carter/CAN

Sent: August 31, 2020 2:26 PM

To: Grant Munday

Cc: Lily Samaniego/CAN

Subject: Northwest Welland Secondary Plan

Attachments: Northwest Welland Community Structure - 1043 Niagara Street Location.pdf

Good afternocon Grant.

| read the recent article in the Welland Tribune as per the link below in regards to the Northwest Urban Boundary
expansion. fam a broker with Cushman Wakefield and have just listed a property for sale at 1043 Niagara Street, It does
not fall within the boundary of the expansion lands but there is a proposed road leading right up to the back of the site
on the north side. See attached,

| have also listed the property to the north of this one at 1045 Niagara Street but its in Thorold so again not sure how a
road might influence this property as well.

in order to understand how this will affect my clients properties | would like to attend the virtusl public information
session on September 10 at 6:00 PM. The article said to contact you on this matter.

Please advise next steps.

Thank yout,

https://www.wellandtribune.ca/news/niagara-region/2020/08/26 /welland-closer-to-northwest-urban-houndary-
expansion.htmi

Nancy Carter
Vice President - industrial
Sales Representative

Direct: +1 905 501 6410
Moblle: +1 416 726 2812
nancy.carter@cushwake.com

”E CUSHMAN &
nli & WAKEFIELD

1 Prologis Boulevard, Suite 300
Mississauga, ON LEW 0G2 | CANADA

www.cushmanwakefield.com
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Rose DiFelice

—— T

From: Eric
Sent: September 8, 2020 8:50 AM
To: Rose DiFelice
‘Subject: Welland Official Plan (OPA No. 29)
- WARNINGZTHi léid. smailaccounts will not

begin with thig'warhing|: Pleadse donot clickiir

surethey are safel .

|

Good morning,

I plan on participating in the virtual public information meeting on
Thursday September 10th. The memorandum we received in the
mail had a key map of the Northwest Area.

Is there any information available on the streets that will be
required for access to the area? Our address is 152 Northwood
Drive and there is a vacant lot across the street from us. We met
with a Councillor member many years ago and he let us know the
lot will not be sold for a home to be built until access to the area is
determined and to bring up our concerns at that time.

I am unable to find any information on the street access, would
you be able to provide the information or a map with the proposed
streets for the Northwest area?

Our concern if the lot is turned into a street access is the increase
in traffic and safety in our neighbourhood. In addition to
Northwood being a bus route, Northwood Drive is the main access
street to the sub-division.

Qur other concern is having traffic turning in and out of the area,
the noise and especially at night with vehicle lights shining directly

into our home.
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We appreciate any information you may have.

Thank you
Eric Silvestri

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam. :
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Rachelle Larocque

From: liisa harju

Sent: September 11, 2020 3:35 PM

To: Rachelle Larocgue

Subject: Re: North-West Secondary Plan - Meeting Invitation

WARMING: This email originated from an external sender. eMail from City of Welland email accounts will not
begin with this warning! Please do not click links or open attachments unless you are sure they are safe!

Thank you , Ms. Larocque for sending the video on The North-West Welland Secondary Plan.

| do have a guestion re: the wetlands on Port Robinson, Cataract ,Merrit Rds. fe. in that general drainage
area between Pelham , North-West Welland and partly Thorold.

Is that wetland being included in the Welland North -West Development Plan ?

Secondly, food land,some of it tender fruit land, is being taken out of production for ever. Especially
now when extreme climate changes are taking place, making us more dependent on foreign imports.

As | understand, climate changes are Global; are the foreign imports always available to us?
Sincerely,

Liisa Harju

From: Rachelle Larocque <rachelle.larocque@welland.ca>
Sent: Friday, September 11, 2020 3:35 PM

To: lilsa harju

Subject: RE: North-West Secondary Plan - Meeting Invitation

Good morning Liisa,

My apologies. A number of people seemed to have difficulties accessing the meeting. The majority of the
meeting was spent watching the video that can be found at this link: hitps:/fyoutu.be/BSiboRIGBED. Please let
me know if you have any questions.

T — Rachelle Larocque, BES, M.Sc., MCIP, RPP

' Planning Supervisor '

Planning Division

Infrastructure and Development Services

Corporation of the City of Welland

60 East Main Street, Weiland, Ontario L3B 3X4
Hours:8:30am-4:30PM

Phone: (905)735-1700 Ext. 2310 Fax:(905)735-8772
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This email may contain confidential and/or privileged information for the sale use of the intended recipient. Any review,
disclosure, or distribution by others is sirictly prohibited. If you have received this emaii in error, please contact the sender
immediately and delete all copies.

From Iusa harju

Sent: September 10, 2020 10:29 PM

To: Rachelle Larocgue <rachelle.larocque@welland.ca>
Subject: Re: North-West Secondary Plan - Meeting Invitation

[am sorry | couldn't reply for the meeting "Welland North-West Secondary Planning
" Wednesday evening.

| just could not access yout e-mail, therefore, couldn't attend the Zoom meeting.

Liisa Harju

From: Rachelle Larocque <rachelle.larocque @welland.ca>

Sent: Thursday, September 10, 2020 2;30 PM

To: Rachelle Larocque <rachelle larocque@weliand.ca>

Ce: Grant Munday <grant.munday@welland.ca>; Catherine Jay <clav@sgtp!ann|ng ca>; Sierra Horton
<shorton@sglplanning.ca>

Subject: North-West Secondary Plan - Meeting Invitation

Good marning,
Here is the updated meeting invitation.

You are invited to a Zoom meeting.
When: Sep 10, 2020 06:00 PM Eastern Time (US and Canada)

Register in advance for this meeting:
httns://zoom.us/meeting/redister/tJloce Gopz8rESMNIr I xewOm89v0e|Qylvadp

After registering, you will receive a confirmation email containing information about joining the meeting.

R Rachelle Larocque, BES, M.Sc., MCIP, RPP
Planning Supervisor

Planning Division

Infrastructure and Development Services
Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4
Hours:8:30am-4.30PM

Phone:(905)735-1700 Ext. 2310 Fax:(905)735-8772
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This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as spam.
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Rachelle Larocque

From: ) Rose DiFelice <rose.difelice@welland.ca>

Sent: October 9, 2020 2:30 PM

To: Paul Lowes; Catherine Jay

Cc Travers Fitzpatrick; Grant Munday; Rachelle Larocque
Subject: FW: ROPA 18 Northwest Welland Urhan Boundary Expansion

Good Morning Paul and Catherine,

Please see e-mail below which although responds to the request for comments on ROPA 18 (as it's directed to the
Regional Clerk) includes questions/concerns specific to the Secondary Plan.

As | am away next week should you require anything or have information to share can you please ensure that you e-mail
Grant, Travers and Rachelle (copied here). For your information we are targeting the Qctober 20™ meeting of Council
for its consideration of OPA 25 and the SP.

Thanks,

Rose

From; Aurelio Magazzeni

Sent: October 8, 2020 10:13 PM

To: clerk@niagararegion.ca; Rose DiFelice <rose.difelice@welland.ca>
Subject: ROPA 18 Northwest Welland Urban Boundary Expansion

WARNING: This email 6figinaféd from an external sender. eMail from City of Welland email accounts will not
begin with this warning! Please.do not click links or open aftachments unless you are sure they are safel

Sorry, | forgot to include a subject line in my first email.
Re: ROPA 18 Northwest Welland Urban Boundary Expansion

Hello,

My name is Aurelio Magazzeni and | live at 528 Rice Rd., Welland, ON L3C 2W1. | own two parcels
- of property side-by-side. Both parcels of land are zoned residential in the front half and
agricultural in the back half. In 1988 | purchased the property in order to enjoy the lifestyle I'm
currently living. | enjoy a small hobby farm and operate a tree service. This urban boundary
expansion will change the way | currently enjoy my property. [ will be surrounded by residential
development and it's likely that [ won't be abie to continue with my regular activities. If | am
forced to stop my current activities | will have a loss of revenue.

| am therefore opposed to the Northwest Welland Urban Boundary Expansion,

1
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] would like to take this opportunity to ask a few questions:

s The plan indicates that Rice Rd will be four lanes. Is there going to be expropriation of lands
to accommodate? Are there turning lanes, sidewalks, and bicycle lanes?

« Whatis the timeline for a local sewer to be installed?

»  Will we be forced to hook up and decommission septic?

= Are homeowners responsible for sewer along the frontage of our property?

« Will there be storm sewers in place of the ditch as well as curbs and gutters?

« As | understand my zoning to be 50% residential and the back half agricultural. Will | be
able to carry out agricultural activities as | have for the past 30 years, including the raising
of livestock? _

. It appears from the plans that east of my rear property line it will be converted to low
density residential. Will there be a buffer substantial enough for me to continue my hobby
farm, both livestock and gardening?

o lcurrently operate tractors, chainsaws, wood splinters, saw mill, etc. in the rear yard for
firewood processing and occasionally burn fruit tree branches. Will | be permitted to
continue to operate these machines, and open burn as per fire department permit?

+ Inorder to allow for low density residential, are there plans to expropriate the back half of
my property?

| request a copy of the report and the notice of decision of council.

Regards,
Aurelio Magazzeni

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as spam.
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From: Pasquale Mammoliti

Sent: Septemnber 11, 2020 3:47 PM
To: devserv

Ce: Pasquale Mammoliti
Subject: Official Plan Amendment

WARNING: This email originated from an external sender. Official email from City of Welland email accounts will not
begln with this warning! Please do not click links or open attachments unless you are sure they are safe!

| wish to be notified of the decision of the City of Welland and | wish to receive a copy of the staff report on this
application.

| am also very interested In the City's plan regarding the road allowance abutting my property on Montgomery Road.

Thank you,
Pasauale and Crystal Mammoliti

Weiland

This email has been scanned for spam and viruses by Proofpoint Essentials. Visit the following link to report this emall as
spam:

https://us2.proofpointessentials.com/index01.php?mod_id* &mod_option=pitem&mail_id~99853622-
imHWMS_|Us6Z&r_address?vserv¥%40welland.ca&report=
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Rachelle Larocque

From: Dawn McFaul

~ Sent: September 11, 2020 9:17 AM
To: Rachelle Larocque
Subject: Question fro infermaticn session

WARNING: This émail originated from an external sender. Official email from Gity of Welland email accounts
will not begin with this warning! Please do not click links or open attachments unless you are sure they are
safel

Good morning Rachelle,

With regards to the information session held last night, | am wondering if it is all approved and the construction
begins what kind of impact can be expected to be experienced by the homes that abut the constructions
zones? What can be done to mitigate any possible problems, for example if there are person(s} that have any
kind of breathing issue would this type of build impact them and how? Also what kind of impact is expended on
Rice road, it is already a busy road especially during the rush hour times.

Any light you can shine on these questions would be greatly appreciated.

Thank you
Dawn McFaul

This email has been scanned for spam and viruses by Proofpoint Essentials. Visit the following link to report
this email as spam:

hitps://us2.proofpointessentials.com/index01 .php?mod_id- &mod_option=gitem&mail_id- 99830239-
BNACCKDDQ43g4&r_address=chelle.larocque%40welland.ca&report=
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Rose DiFelice

Frein: City of Welland - Contact Us <no-reply@wufoo.com>
Sent: September 23, 2020 11:2% AM

To: devserv

Subject: Contact the City of Welland [#1747]

femua,i fedHam o
_,_ISnwaUﬂh Ea' { -g{:%e

J..k-.n.)-ld:u

.ﬂ"i’ey

T

re_safe!

Chiose an™> - Plannirig, & Deyelopmént Servic
apﬁfbpﬂét_é;{ i
department to
' reéé'i‘\;fe-iﬁi’si g

email: -’

Name * sharon harju

Emall *

How would you  email
fike

correspondence?

*

A or Address thls
-Inqulry pertains

w0 -

Comments: *

Hello,

i was unable to get my guestion to you last night re the meeting on Sept 22 2020 at 7 pm. | would like to find out more
about the majar road that is intersecting the new proposed development. It seems to end at the back of the commercial
properties on Nlagara Street at the Thérold boundary. There is no mention about this road and how it will connect to
alther Niagara Street or to the 4067

What is the plan for the roatl?
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| would like to receive invitations ta the meetings where this planning is discussed. | initially received a link from

»

Rachelle for the first meeting, but anly received an instacoolio scam email yesterday and nothing from the city.

4

Can | get an invite to future meetings?

Thank you Sharon Hatju

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spam.
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Rose DiFelice

i n
From: alexsandra klein
Sent: September 21, 2020 2:12 PM
Ta: Rose DiFelice
Sublect: Comment to the WS WE Viriual Presentation Morth west Secondary Plan 2020

Hello Mrs. R. Difelice,

In this letter [ like to comment on the Virtual Presentation of the North West Secondary Plan 2020.

After watching the whole presentation, a couple of times to try to understand what all the impact means for
the Summerlea Neighbourhood a couple things caught my attention.

First ; in phase 2 Recap under the Evaluation Criterla is, the last but not least; Ability to provide capacity and
level for all water ,storm and sanitary servicing; | miss the connection with our neighbourhood and i miss
what the results are / or will be, from the impact it will have on our neighbourhoaod in the future.

At this right moment we have already problems with the storm water capacity due to lacking interest of the
city of Welland and the Town of Pelham,

When the subdivision "Timbercreek" was build the problems for our Neighbourhood started and is still valid.
The problem still is jthat storm and rain water from the west part of this Timbercreek subdivision is ending in
the backyards of the even numbered houses on Summerlea Avenue and the park. The results are that this
water stays in their backyards for at least 2 months in the spring which has the resuit that the still waters are a
great place for mosquitoes to lay their eggs which result in a hazard for the neighbourhood and specific for
the home owners and the kids who live there.

The other problem is that the creek we have in our neighbourhood is not cleaned up or deepened for the last
20 years and | think that the change in the weather condition are so drastically changed that this creek is not
sufficient anymore. This creek runs the storm and rain water from our complete neighbourhood to the pond
in the soccer field on the north side of our neighbourhood . The neighbours who have this creek in their
backyards have a big problem when the creek runs over and the water ends in theirs houses.

| hope you see the point | am trying to make; before anything wili be decided in making the plans for new
subdivisions etc. , | think that the City should care of our subdivision first and have a survey made out to solve

this problem first before we run into more probiems with all the new plans.
i don't see any action of this kind back into the plans.

Yours sincerely,
Sandra Grooteman

Please feel free to contact me at this email address or -
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This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as
spani.
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' Rose DiFelice

From:

Sent: September 3, 2020 3:09 FM

To: Rose DiFelice

Cc: Counciller Marv Ann Grimaldi; alexsandra klein: Sandra Klein; Lauraine & Henry Klein;
deanna .graemse. murphy. 1; Carrie Sportel, Councillor Adam Moote

Subject: Comments re; Proposed Northwest Welland Secondary plan

WARNIING “This’ email orlgmated 1 Gity of V Welland emaal accounts will not
begin with thls wamingl P!ease do hot Elick links'or open aﬁachments=unless ‘you:are sure they are safel

Hello Rose — Thanks so much for sending out the information on the above proposal and the
up-coming zoom meetings on the 10™ and 22", We will be away on the 10" so not able to
participate in that one but will be available for the 22" — | will make a request for the link.

Regarding the proposal — my understanding is that Schedule G —is the proposal for the
Northwest secondary plan that will be reviewed on the 10" and possibly with some
modifications for the meeting on the 22™ — please keep me informed of any changes prior to
the meeting on the 22" — Thanks so much.

Schedule G looks to be a well thought out developed plan — generally, it was option 2 with
some modifications in order to maintain the character of the existing low density residential
area known as the Summerlea neighbourhood (Historical Veterans’ neighbourhood) which is
accessed by Montgomery Road off of Quaker Rd. | was very pleased to see that Montgomery
Road will not be extended to the south of Quaker Road and that Summerlea Ave will he-
extended east of Montgomery Road — this will definitely ensure the preservation of the
Veteran’s area. Also, | was very pleased to see the preservation of the existing Green space
{Environmental Conservation area and Environmental Protection Area) on the east side of the
properties located on the east side of Montgomery Road with a planned trail separating the
new proposed low density residential area to the east. Hopefully there will be no changes
proposed to those parts of the plan as currently proposed, since it maintains the Veteran’s
area as a closed neighbourhood with only one vehicular access via Montgomery Road and one
emergency access via Summerlea Ave on the west side.

In Summary, | think the plan as proposed on Schedule G looks very promising and | would
support it without any modifications.

Thanks
Sincerely,
George Sportel
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Rachelle Larocgue

From; sstanyar

Sent: September 22, 2020 10:16 PM

To: Rachelle Larocque

Subject: Re: north west plan meeting sept 22nd 2020

WARMING: This email originated from an‘external sender. eMaii from City of Welland email accounts will not

begin with this warning! Flease do not click links or open aftachments unless you are sure they are safel

Some of my concerns were addressed but not all,

s it the intention of the city to rezone this area as laid out in the proposal, and if so what would the timing be?

To allow developers to proceed as shown Quaker Road would require widening and storm sewers added, how and who
would this be doing this work and when? assuming there would be multiple developers and this is Wellands Road.

| would like confirmation that property owners will not be forced into selling their propetties for this proposal now or in the
future, and that we will continue to have our access to Quaker Road as we do how.

Thank you

S. Stanyar

---Qriginal Messagg---—

From: sstanya’

To: rachelte.larocque@welland.ca <rachelle.larocque@welland.ca>
Sent: Tue, Sep 22, 2020 9:55 pm

Subject: Re: north west plan

----- Original Message—--

From: sstanyar )

To: rachelle.farocque@weilland.ca <rachelle.larocque@welland.ca>
Sent: Thu, Sep 10, 2020 7:06 pm

Subject: north west plan

In your planning and presentation the present owners do not seem to be considered .

As a property owner on Quaker Rd. near rice | am very angered by my property being changed into mixed use and
medium density.

How in the future would our property be acquired and by who?

What would the expected time line for this development to start ?

Why not keep the present properties as they are and develop the vacant lands.

This plan seems to be out of scale to the rest of wellands present method of development.

Letit be said | am against the plan as shown.

S. Stanyar
484 Quaker Rd

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as spam.
1
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Rachelle Larocque

From: - Xue Wang .

Sent: September 16, 2020 1:21 PM
To: Rachelle Larocque

Subject: Northwest Welland

WARMNIMG: This email originated from an external sender. eMail from City f Welland email accounts will not
begin with this warning! Please do not click links or open attachments unless you are sure they are safel

HI dear

this is the owner of 744 first ave welland, i just received the letter about the
Northwest Wellang Secondary Plan.

Can you give me more information about it, and can you let me know when is the next
meating. :

I also find out there is propose road seems pass thow my land, can you tell me more about
that as well. :

Znd I search conceptual design report as well,i find out during the June one, my
proparty is medium density residential, but in August it seems a low

density residential.

Can you help me to clarified that as well.

It is better you can help me to arranges a meeting.

than you '

please contact me

This email has been scanned for spam and viruses by Proofpoint Essentials. Click here to report this email as spam.
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ose Dielce

P ———— o ki |
From: Xue Wang

Sent: - September 21, 2020 10:30 AM

To; Rose DiFelice

Subject: Northwest Urban Arez Expansion Project

jail:accounts will not
rethey are salel

Dear Ms. DiFelice,

Thank you for giving me the opportunity to express my opinion regarding my property located at 744 First Avenue in Welland,
Official Plan Amendment and future zoning.

While | am very pleased that this Project is goihg ahead, and | fully back residential development on my land and in the area, | have
a few concerns with regards to the location of the pond.

As per figure 5-3 on page 19 of the servicing plan, the future pond is located on the south perimeter of my lands and very close to
the proposed community road. Given that there are green lands Just to the south, | think that the pond should be located farther
south, so that the road crossing my property could be fully utilized, As now proposed there is only a narrow strip of land sa between
the road and the pond, allowing only one line of houses. This is Inefficient use of land.

I will be represented by Upper Canada Consultants in the-near future.

Please contact me to discuss the above matter,

Respectfully,

Xue Wang and Nanxi Pang, owners

This email has been scanned for spam and viruses by Proofpoint Essentials, Click here to report this email as
spam.
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SANITARY SEWAGE AND WATER SUPPLY SERVICES (page 12)
STORMWATER MANAGEMENT (Page 12-13)
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NPCA staff would recommend that the requirement of a potential NFCA Work Permit be added to section
3.8 when referring to the alteration or removal of these features.

Similarly, Schedule G does not include all of the unevaluated features (wetland areas}). While the Aguafor
Beech background repott suggests further site specific studies will be required to asses these features, this
is not noted in the Secondary Plan policies. [t is the opinion of the NPCA that the most appropriate time to
study and identify these features should they warrant protection is as early on in the process as possible
before site specific applications are proposed. Alternatively, NPCA staff suggest a policy within the
Secondary Plan (similar to the policies on the headwater drainage features) should be included to ensure
these unevaluated wetland areas and potential further study requirement are noted in consultation with all
applicable agencies including the Ministry of Natura! Resources and Forestry,

The NPCA notes that it appears the floodplain hazard associated with Towpath Drain is captured within the
Environmental Conservation desighation on Schedule G. To avoid confusion or misinterpretation of the
Floodplain as it should be considered a Hazard, NPCA staff suggest that the floodplain lines be noted as a
separate layer on Schedule G. It is also noted that Schedule C2 within the City's Offictal Plan does not
include the updated regulatery floodplain mapping for this section of the Towpath Drain. This should also be
considered.

Lastly, NPCA staff note that the Plans within the Background Report identify the floodplain along Towpath
Drain as being Adviscry. Please be advised that this area is in fact regulatory and should be noted/treated
as such on all future plans.

Conclusion

NPCA staff are supportive of the Northwest Weltand Secondary Plan and therefore offer no objections to this
application. Please send a copy of any staff reports to Committee/Council once they are available. If you
have any gquestions, please let me know

Yours fruly,

Sarah Mastroianni,

Watershed Planner
{905) 788-3135, ext. 249
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Northwest Welland Secondary Plan October 2020

2.1,

Background and Planning Context

Northwest Welland is intended to accommodate future urban growth within the
City through orderly, sequential and contiguous Designated Greenfield Area
development along with infill in the Built Up Area. The Secondary Plan Area is
well positioned for the establishment of a new complete community that will
integrate with surrounding built up areas, provide connections, and effectively
accommodate existing and planned infrastructure.

As delineated on Schedule G, the Northwest Welland Secondary Plan Area
covers approximately 190 hectares of land along Quaker Road and is generally
bound by the Town of Pelham and City of Thorold to the north, the Niagara
College Welland Campus to the south, the rear lot lines of properties abutting
Niagara Street to the east, and Line Avenue and Ciare Avenue to the west.

Schedule G outlines the detailed land use designations for the Secondary Plan
Area. Section 3 outlines the policies specific fo each land use designation, which
will direct development within the Secondary Plan Area, together with the vision
and objectives for Northwest Welland as outlined in Section 2.

All development within Northwest Welland shall consider the design and built
form direction of both the Welland Urban Design Guidelines, as well as the
Northwest Welland Urban Design Guidelines included as an addendum to the
City-wide guidelines.

The minimum density target for Welland's Designated Greenfield Areas shall be
50 residents and jobs combined per gross hectare.

Vision and Objectives

Vision

e Over time, Northwest Welland is envisioned to evolve into a complete
community that will accommodate future growth and development in the City
in a manner that respects the existing character and built form of the area, as
well as the natural environment. New low density residential areas will
develop as extensions of existing established neighbourhoods within the
community, and new medium density residential growth will serve to intensify
Quaker Road to the east of Rice Road, providing for a more walkable, transit
supportive community close to parks, trails, and schools. The centralized
mixed use node located at the intersection of Quaker Road and Rice Road
will provide intensified residential and commercial growth to help achieve a
balanced community where residents can live, work, learn, and play.



129

Northwest Welland Secondary Plan October 2020

2.2. Objectives

To protect and enhance natural heritage features, areas, and corridors of
Northwest Welland within the City’s broader linked natural heritage system.

To promote healthy and active living for all ages and abilities by providing
active transportation options and developing a continuous and connected
open space system, a safe and walkable pedestrian realm, and a trait system
that links the community to destinations such as natural areas, parks,
schools, stores, and recreation areas.

To create a unique and inclusive community for residents by providing for a
diverse range of housing types and a variety of uses located within the area.

To maintain the low density residential character of existing neighbourhoods,
while developing a new community that is compact, connected, walkable, and
diverse.

To reduce traffic congestion by providing a balanced road network for local
residents, businesses, students, and visitors supportive of the public transit
network.

To conserve, protect and integrate built and cultural heritage elements as per
Section 6.6 of this Plan.

To implement sustainable community design initiatives that ensure
conservation of water resources and adaptation to climate change.

3. lLand Use Structure

3.1. Low Density Established Residential

3.1.1. Planned Function

The Low Density Established Residential designation recognizes the existing
residential neighbourhoods within the Secondary Plan Area.

3.1.2. Permitted Uses

Permitted uses for lands designated Low Density Established Residential on
Schedule G shall be in accordance with Section 4.2.2.2.B Low Density
Residential of this Plan.

3.1.3. Scale

Low-rise residential infill and intensification should respect and fit in with the
character of existing low density residential neighbourhoods, in terms of built
form, scale and massing, in accordance with Section 4.2.3.1 Design Policies
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3.1.4.

3.2.

3.2.1.

3.2.2.

3.2.3.

for Existing Neighbourhoods, and 4.2.3.6 Infill and Intensification
Development of this Ptan.

Design

The design of development for lands designated Low Density Established
Residential on Schedule G shalt be in accordance with Section 4.2.2.2.D Low
Density Residential of this Plan, except as modified below by the policies
outline below.

Low density residential development within existing neighbourhoods shall
reflect the design and built form direction of both the Welland's City-wide
Urban Design Guidelines, as well as the Northwest Welland Urban Design
Guidelines included as an addendum to the City-wide guidelines.

Within the Low Density Established Residential designation, new
development shall reflect the predominant building type, height, scale,
massing, and setbacks of the surrounding neighbourhood.

Buildings should be street related, with consistent setbacks to create a
harmonious relationship to the street.

Residential development shall be designed to retain existing trees and
enhance existing vegetation wherever possible.

Low Density Greenfield Residential

Planned Function

The Low Density Greenfield Residential designation recognizes future low
density residential development areas on vacant designated lands.

The density of lands designated Low Density Greenfield Residential on
Schedule G shall be planned in accordance with Section 4.2.2.2.A Low
Density Residential of this Plan.

Permitted Uses

The permitted uses for lands designated Low Density Greenfield Residential
on Schedule G shall be in accordance with Section 4.2.2.2.B Low Density
Residential of this Plan.

Scale

The scale of lands designated Low Density Greenfield Residential on
Schedule G shall be planned in accordance with Section 4.2.2.2.C Low
Density Residential of this Plan.

New low density development should accommodate low-rise dwellings that
are appropriately spaced and do not cause any adverse impacts from
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shadows or overlook and provide an appropriate transition of lot sizes
adjacent to Low Density Established Residential designations.

3.2.4. Design

The design of development for lands designated Low Density Greenfield
Residential on Schedule G shall be in accordance with Section 4.2.2.2.D Low
Density Residential of this Plan, except as modified below by the policies
outlined below.

Low density residential development within new neighbourhoods shall reflect
the design and built form direction of both the Welland's City-wide Urban
Design Guidelines, as well as the Northwest Welland Urban Design
Guidelines included as an addendum to the City-wide guidelines.

New residential development within the Low Density Greenfield Residential
designation shall be designed in accordance with Section 4.2.3.2 Design
Policies for New Neighbourhoods of this Plan.

Buildings should be street related, with consistent setbacks to create a
harmonious relationship to the street.

Residential development shall be designed to retain existing trees and
enhance existing vegetation wherever possible.

Street plantings and additional on-site landscaping should be incorporated
within new low density residential neighbourhoods.

Pedestrian safety and active transportation shall be supported in new
neighbourhoods through the provision of sidewalks, walkways, trail
connections, frequent intersections, attractive streetscapes, and landscaping.

New lots are prohibited to back onto public streets.

Where possible, buildings and lots are encouraged to front onto natural
heritage features, parks, open spaces and trails.

3.3. Medium[ R I T |

3.3.1. Planned Function

The Medium Density Residential designation is intended to provide for
residential development at increased densities along Quaker Road, east of
Rice Road within the Secondary Plan Area to support walkability, transit, and
active transportation, as well as the viability of the future mixed use node
located at Quaker Road and Rice Road.
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¢ The planned density of lands designated Medium Density Residential on
Schedule G shall be planned in accordance with Section 4.2.2.3.A Medium
Density Residential of this Plan.

3.3.2. Permitted Uses
e Permitted uses for lands designated Medium Density Residential on Schedule
G shall be in accordance with Section 4.2.2.3.B Medium Density Residential
of this Plan.

3.3.3. Scale
» Lands designated Medium Density Residential shall have a maximum height
of six storeys.

» The highest densities within this designation are encouraged to be developed
adjacent to the Mixed Use Designation area at Quaker Road and Rice Road.

3.3.4. Design
o The design of development for lands designated Medium Density Residential
on Schedule G shalt be in accordance with Section 4.2.2.3.D Medium Density
Residential of this Plan, except as modified below by the policies outlined
below.

« Medium density residential development shall reflect the design and built form
direction of both the Welland Urban Design Guidelines, as wel! as the
Northwest Welland Urban Design Guidelines included as an addendum to the
City-wide guidelines.

e Development within the Medium Density Residential designation should
provide appropriate transitions in heights, densities, and scale adjacent to the
Low Density Residential designation.

« Buildings should be oriented to front and define the street edge at a
pedestrian scale. They should generally be placed on a site to respect a
consistent setback and provide for continuity in built form that maintains a
relationship to the street.

» Development shall be designed and sited to provide a cohesive main street
appearance along Quaker Road through the integration of landscaping and
complementary built form elements.

« Direct vehicular access to individual dwelling units will not be permitted from
Quaker Road. Buildings positioned to face Quaker Road should be accessed
by rear lanes off a public street. Window streets are discouraged in order to
aliow dwellings to be located close to Quaker Road.
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e The design and location of vehicular access points shall minimize their impact
on the streetscape.

» Consolidated vehicular access points, paired driveways, and shared parking
areas are encouraged on local streets to increase the boulevard space for
street trees and on-street parking. Driveways are to be no wider than the
width of the garage to minimize the amount of impermeable surfaces in front
yards.

e New lots are prohibited to back onto arterial and collector roads.

o Where possible, buildings and lots are encouraged to front onto natural
heritage features, parks, open spaces and trails.

3.4. Mixed Use

3.4.1. Planned Function
e The intended function of the Mixed Use Designation located at the corner of
Quaker Road and Rice Road is to create a central mixed use node that will
provide a variety of retail opportunities to serve the needs of local residents
living in close proximity to the area in a pedestrian and transit-oriented
manner. The function of the Mixed Use designation is also to provide
opportunities for a range of higher density residential housing.

¢ The development of one or more privately-owned publicly accessible urban
squares is encouraged at the intersection of Quaker Road and Rice Road.
This space is envisioned to provide an internal focal point for the area and
function as a public gathering space servicing the immediate neighbourhood
and any visitors to the area.

3.4.2. Permitted Uses
o The permitted uses for lands designated Mixed Use on Schedule G shall be
developed in accordance with Section 4.4.2.5.B Community Commercial
Node of this Plan, except as modified by the policies outiined below.

¢ The intent of the Mixed Use designation is to accommodate a mix of two or
more permitted land uses on a site, either within the same building or
integrated as separate buildings on the lot.

e Both stand-alone commercial buildings and mixed use buildings
accommodating commercial and residential uses are permitted within the
Mixed Use designation. Drive-through facilities will not be permitted.

e Permitted residential buildings shall be in the form of triplexes, fourplexes,
townhouses, stacked townhouses, live-work buildings and low-rise apartment
buildings.
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3.4.3. Scale

3.4.4.

Mixed use buildings are encouraged to be located closest to the intersection
of Quaker Road and Rice Road. Buildings at this intersection should be the
tallest within the Mixed Use Designation, to a maximum height of 8 storeys.

The minimum height for stand-alone commercial buildings shall be 2 storeys.

Design

The design of development for lands designated Mixed Use on Schedule G
shall be developed in accordance with Section 4.4.2.5.D0 Community
Commercial Node of this Plan, except as modified by the policies outlined
below.

Development within the Mixed Use designation shall reflect the design and
built form direction of the Northwest Welland Urban Design Guidelines,
included as an addendum to the Welland Urban Design Guidelines.

Site and building planning should encourage the creation of a high quality
public realm within Northwest Welland's mixed use node through the inclusion
of landscaped areas, weather protective designs, building entrances and
active built spaces and uses at the street line to enhance pedestrian safety
and comfort.

Buildings located at Quaker Road and Rice Road should be massed to
establish a strong street edge and pedestrian environment.

All buildings should be located at or close to the street line and create a
generally continuous building face to frame the street and to create a unified
streetscape at a pedestrian scale.

Principal building entrances, primary windows and signage shall face the
sidewalk and provide direct access onto the public sidewalk.

Development shall provide for a transition in heights and densities adjacent to
Low Density Residential areas and ensure that appropriate setbacks are
proposed in relation to adjacent properties.

Vehicular access points shall be consolidated where possible and common
parking areas should be situated at the rear or side of lots. Where side yard
parking is exposed to the street, it shall be screened by landscaping or built
features in order to minimize impacts on streetscapes.

Driveways to individual residential units along Quaker Road and Rice Road
are not permitted, but consolidated driveways to commercial and mixed use
developments will be considered through the site plan approval process.
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3.5. Géneral Institutional

3.6.

3.7.

3.8.

Institutional uses and sites within Northwest Welland are designated General
Institutional on Schedule G. Development on these lands should be planned
in accordance with Section 4.5 Institutional Areas of this Plan.

Parks, Open Space and Recreation

Lands designated Open Space and Recreation on Schedule G shall be
developed in accordance with Section 6.2 Parks, Open Space and Recreation
of this Plan, in addition to the policies outlined below.

Within Northwest Welland, these lands should be developed and maintained
as Neighbourhood Parks, which shall serve the immediate recreation needs
of a neighbourhood within walking distance of the area being served.

New Open Space and Recreation designations are symbolically shown on
Schedule G and shall be further delineated at the time of development review
and approval. Development of these lands should be designed in accordance
with Section 6.2.2.1.F Design of New Parks and Facilities of this Plan.

While not shown on Schedule G, Parkettes should be also developed within
the new low density residential neighbourhoods of Northwest Welland in order
to support increased access to greenspace for residents. The location of
these areas will be further delineated throughout the development process.
They should generally be located within a 200 to 400 metre walking distance
of the neighbourhood area they serve.

Environmental Protection Area

Lands designated Environmental Protection Area on Schedule G shall be
subject to the polices of Section 6.1 Environment of this Plan.

Environmental Conservation Area

Lands designated Environmental Conservation Area on Schedule G shall be
subject to the polices of Section 6.1 Environment of this Plan.

As shown on Appendix 1 — Map 4, a number of drainage features within
Northwest Welland are identified as potential Headwater Drainage Features.
A Headwater Drainage Feature Assessment shall be required to the
satisfaction of the City and the Conservation Authority prior to approval of
development adjacent to those drainage features. The assessment shall
evaluate and classify the drainage feature status based on criteria established
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4.2.

by the Conservation Authority and shall determine if the drainage features are
to be maintained in-situ, can be relocated or can be removed.

e As shown on Appendix 1 — Map 4, a number of small wetlands iess than 0.5
hectares in size are identified within Northwest Welland. Prior to
development, evaluation of these wetlands should be undertaken to
determine if they are significant and warrant protection.

« \Where drainage features are to be removed, applications for development
shall restore lost functions through enhanced lot level controls as feasible.

« Where drainage features are to be maintained or moved, applications for
development shall use natural channel design techniques to maintain or
enhance the overall productivity of the reach.

Other Policy Directions

Sustainability

New Development should incorporate sustainable design features to conserve
energy and resources, reduce greenhouse gas emissions and the urban heat
island effect, prevent flooding, and protect drinking water supply.

Green infrastructure and Low Impact Development measures for stormwater
management are encouraged such as permeable paving, rain gardens,
bioswales, green roofs and other techniques, shall be considered in the design of
new development and implemented to the extent feasible, as determined by the
development process.

Land use patterns and transportation networks should be designed to support
walking, cycling and transit as preferred modes of transportation, in order to
reduce traffic and encourage active and sustainable lifestyles for residents.

A wide selection of native trees, shrubs and wildflowers should be used in
landscaping, and the functional use of plant material in new development is
encouraged to create microclimates that allow for energy conservation.
Deciduous trees and shrubs should be chosen that shade windows from summer
sun and allow sunlight to enter during the winter.

Transportation

e The Northwest Welland Secondary Plan area shall be developed in
accordance with Section 6.4 Transportation of this Plan.
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4.3.

4.4,

4.5.

Infrastructure and Utilities

The Northwest Welland Secondary Plan area shall be developed in
accordance Section 6.5 Infrastructure and Utilities of this Plan.

Arts, Culture and Heritage

The Northwest Welland Secondary Plan area shall be developed in
accordance with Section 6.6 Arts, Culture and Heritage of this Plan, in
addition to the policies outlined below.

All proposed development within the Secondary Plan Area will require a
Stage 2 Archeological Assessment, which is to be submitted to the Province
and Region of Niagara for review. The findings and recommendations of
Archaeological Assessments shall be incorporated into development plans
where necessary and appropriate.

Any proposed development on or adjacent to an identified or potential cultural
heritage resource will require a Cultural Heritage Impact Assessment to
further assess the cultural heritage value of the identified resource and to
ensure that significant cultural heritage resources in the Secondary Plan Area
are conserved

Phasing of Development

Development shall be phased in line with the timely provision of community
facilities and infrastructure within each block represented by the existing
boundary arterial roads.

Implementation

« The implementation of the Northwest Welland Secondary Plan will be in

accordance with Section 7 Implementation of this Plan.

10
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146 APPROVALS

GENERAL MANA

CFO

CAC

COUNCIL
INFRASTRUCTURE AND DEVELOPMENT SERVICES

REPORT P&B-2020-64
OCTOBER 27, 2020

SUBJECT: APPLICATION FOR ZONING BY-LAW AMENDMENT
(2020-08) SUBMITTED BY U. LUCCHETTA
CONSTRUCTION FOR ALL LANDS WITHIN THE RM-5
ZONE

AUTHOR: RACHELLE LAROCQUE, BES, M.Sc., MCIP, RPP
PLANNING SUPERVISOR

APPROVING GRANT MUNDAY, B.A.A., MCIP, RPP
SUPERVISOR: MANAGER OF DEVELOPMENT APPROVALS

APPROVING G.M.: TRAVERS FITZPATRICK
GENERAL MANAGER,
INFRASTRUCTURE AND DEVELOPMENT SERVICES

RECOMMENDATION:
1. THAT THE COUNCIL OF THE CITY OF WELLAND approves application for

Zoning By-law Amendment 2020-08 submitted by U. Lucchetia Construction
for all lands within the RM-5 Zone, to amend the wording in the RM-5 Zone;
and

2. THAT no further notice under the Planning Act are required as the proposed
changes to the proposed Zoning By-law Amendment are minor, as per
Section 34(17) of the Planning Act.

ORIGIN AND BACKGROUND:

Application for Zoning By-law Amendment was submitted by U. Lucchetta
Construction on September 1, 2020 and was deemed complete September 30,
2020.

COMMENTS AND ANALYSIS:

The Proposal

The purpose of the application for Zoning By-law Amendment is to amend the
existing Site Specific RM-5 Zone to:

- Allow for front yard porches (covered or uncovered) to encroach into the
required front yard for corner lots;

d
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- Allow a maximum lot coverage of 70% for interior lots on townhouse block;

- To allow for uncovered or covered decks and porches to encroach into the
rear yard a maximum of 3 metres;

- To recognize that the daylighting triangle is not the front yard; and,

- To rezone lands with split RM-5 and RM-6 Zoning to RM-5

The requests have been made to allow for the development to continue in a
similar style and form as currently exists in the area.

The Site

The lands are within the North Village Plan of Subdivision and are a mix of
developed and undeveloped residential [ots. Lands within the RM-5 Zone are
located along Turnberry Trail, Kintyre Trail, Ganton Trail, Berwick Trail, Ailsa
Trail, Carrick Trail, and future roads in the final phases of the North Village Plan
of Subdivision.

Surrounding Land Uses
The lands to the north, south, east, and west are all used for residential
purposes.

Agency Comments

City of Welland Fire and e No concerns with this application.
Emergency Services

(October 18, 2020)

City of Welland Infrastructure « No comments.

and Development Services —

Engineering Division

(October 16, 2020)

A virtual Public Open House was held on October 15, 2020 to gain public input
regarding the proposed applications. Twelve (12) members of the public
participated in the Information Meeting, in addition to the applicant. The following
comments and questions were raised at the Public Information Meeting:

- Whether the amendment will add new provisions or modify existing;

- The depth that decks can be constructed on the lots;

- Why the proposed amendment is being applied to the existing houses as
well as the new;

- Wil the proposal increase property taxes; and,

- Whether stairs are included in the deck encroachments.

At the time of writing this report, three (3) letters have been submitted from
members of the public regarding the application. The comments in the letter
were the same as those that were raised at the Public Information Meeting.
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The Statutory Public under the Planning Act will be held virtually on October 27,
2020.

Provincial Policy

The lands are within the urban area of the City of Welland, which is to be the
focus of growth and development as identified in the Provincial Policy Statement
(PPS). The PPS promotes developments that support a range of housing types
and wisely use resources that are available. The lands are within an approved
Plan of Subdivision and within the serviced, urban area. Services are available
in the area, that are privately owned and operated as part of the Home Owner's
Association. The purpose of the subject application for rezoning is to clarity
Zoning requirements in the Site Specific RM-5 Zone and to rezone two properties
which currently have split zones. The application for Zoning By-taw Amendment
will allow for the continued development of the lands with residential uses that
are the same as what currently exists. The lands are within a developed,
predominantly residential area, wifl not require the uneconomical expansion of
municipal services, and meets the intent of the PPS.

The lands are within the identified ‘Built Up Area’ by the A Place to Grow Plan for
the Greater Golden Horseshoe. The Built Up Area should be the focus of growth
and development for communities. A minimum of 50% of all new residential
growth by the year 2041 should occur within the designated Built Up Area. The
requested rezoning will allow for the development of these lands as they are
already within a Registered Plan of Subdivision. The construction of houses will
contribute to the City's intensification target of 50% of all new growth being in the
Built-up Area. This project also meets the requirements of the P2G that new
development not require the costly expansion of municipal servicing.

Region of Niagara Official Plan

The subject lands are within the Urban Area of Welland as identified in the
Region’s Official Plan. The Region’s OP encourages making efficient use of
land, resources, and infrastructure and supporting intensification.  The
application for Zoning By-law Amendment will enable these lands to be
developed more efficiently based on the registered plan of subdivision. The
development can be serviced from existing infrastructure and will support
intensification in the City. The proposed Zoning By-law Amendment meets the
intent of the Region's Official Plan as it will allow for undeveloped lands to be
developed with residential uses.

City of Welland Official Plan

The lands are currently designated as Medium Density Residential in the City of
Welland’s Official Plan. The City's OP permits triplex, four-plex, townhouse,
stacked townhouse, and low rise apartment buildings. The area is also identified
as an Intensification Area in the City’s Official Plan. The existing RM-5 Zone has
included single-detached and semi-detached dwellings as permitted uses. The
application has been made to clarify and amend the Site Specific Zoning
Provisions in the RM-5 Zone to ensure that development continues to be in the
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same character as what currently exists. The proposed application for Rezoning
is consistent with the purpose and intent of the City's Official Plan.

City of Welland Zoning By-law 2017-117
The lands are zoned Site Specific RM-5 in the City of Welland Zoning By-law
2017-117. The requested amendments are to:

- allow front yard porches (covered or uncovered) to encroach into the
required front yard on corner lots;

- allow a maximum lot coverage of 70% for interior lots on townhouse
blocks;

- to allow uncovered or covered decks and porches to encroach into the
rear yard a maximum of 3 metres;

- to recognize the daylighting triangle is not the front yard; and,

- to rezone lands with split RM-5 and RM-6 Zoning to RM-5.

The purpose of this is to provide clarity for Zoning interpretation at the time of
Building Permit. This will ensure that all new and existing dwellings will be
permitted to have uncovered or covered decks or porches in their rear yard. The
remaining provisions of the Site Specific RM-5 will be maintained.

FINANCIAL CONSIDERATION:

There are no financial impacts associated with this application for Zoning By-law
Amendment. All costs associated with the development of these lots will be the
sole responsibility of the builder and developer.

OTHER DEPARTMENT IMPLICATIONS:
Where appropriate, comments from other departments have been included as
part of this report.

SUMMARY AND CONCLUSION:

The application for Zoning By-law Amendment to amend the existing Site
Specific RM-5 Zoning to Allow for front yard porches (covered or uncovered) to
encroach into the required front yard for corner lots; Allow a maximum lot
coverage of 70% for interior lots on townhouse block; To allow for uncovered or
covered decks and porches to encroach into the rear yard a maximum of 3
metres; To recognize that the daylighting triangle is not the front yard; and, To
rezone lands with split RM-5 and RM-6 Zoning to RM-5, is appropriate as:

- Allows for an infiling development within an urban serviced area of the
City:
- The proposed development is compatible with the surrounding

neighbourhood;
. Is consistent with Provincial, Regional, and City policies; and,
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The lands are designed for low density residential development and within a
registered plan of subdivision and the subject rezoning will allow for this
development to proceed.

ATTACHMENTS:
Appendix| - Aerial Photo
Appendix Il - Location Sketch

Appendix Il - Correspondence
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Rachelle Larocque

_ _
From: BRuce October 15, 2020 6:01 PM
Sent: Rachelle Larocque
To: Re: Oct 15 virtual meeting
Subject:

WARNING: This email originated from an external sender. eMai! from City of Welland email accounts will not
begin with this warning! Please do not click links or open attachments unless you are sure they are safe!

The big questions for us residents in the affected area....what does this change really mean for us in terms of our back
yards and secondly does this change modify our taxation?
Thanks

Bruce Lindsay
Sent from my iPhone

On Oct 15, 2020, at 2:24 PM, BRucewrote: Thanks

Bruce Lindsay
Sent from my iPhone

On Oct 15, 2020, at 11:24 AM, Rachelle Larocque <rachelle.larocque@welland.ca>
wrole:

Hi Bruce,
Here's the link:

Topic: Public Information Meeting
Time: Oct 15, 2020 06:00 PM Eastern Time (US and Canada)

Join Zoom Meeting
https://zoom,us/i/95383949683’?pwd=UTI5YXJGZktVY3UrVVVthGVF’TkVSU‘I‘Q

9

Meeting ID: 953 8394 9683

Passcode: 726900

One tap mobile
+19204362866,,05383949683# US (New York)
+12532158782,,95383949683# US (Tacoma)

Dial by your location
+1 029 436 2866 US (New York)
1
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October 14, 2020

City of Welland
60 East Main Street
Welland, ON L3B 3X4

Dear Sir/Madame:
Re: Application to Amend Zoning By-law 2017-117 (File No. 2020-08)

We wish to be notified of the Decision of the City of Welland on the above-noted proposed
Zoning By-taw Amendment. -

Our address is: David and Kathryn Eaton
54 Kintyre Trail
Welland, ON L3B 0B6

Yours truly,

o B

(77 2.0 2020

oy LT ELLAND
' i ANNING - BUILDING
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Rachelle Larocque

From:
Sent:
To:

Cc:
Subject:

158

__ S

Matt Richardson <matt.richardson@welland.ca>
Qctober 16, 2020 3:57 PM

Rachelle Larocque

Paula Albano

RE: Zoning By-law Amendment

Fire Department has no concerns with this application.

Thanks,

Matt Richardson, B.A., CFEIl, CCFI-C, CMM |

Director of Fire Prevention

Welland Fire and Emergency Services

Corporation of the City of Welland

636 King Street, Welland, Ontario L3B 3L1

Phone: (905)735-1700 Ext. 2408 Fax: (905)732-2818
www.welland.ca

53 163} 131 JET

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender

immediately and delete all copies.

From: Rachelle Larocque <rachelle.larocque@welland.ca>

Sent: October-16-20 3:54 PM

To: Jack Tosta <jack.tosta@welland.ca>; Scott Richardson <scott.richardson@welland.ca>; Ali Khan
<ali.khan@welland.ca>; Matt Richardson <matt.richardson@welland.ca>
Subject: Zoning By-law Amendment

Good afternoon,

Any comments on this application?

Rachelle Larocque, BES, M.Sc., MCIP, RPP
Planning Supervisor

Planning Division

Infrastructure and Development Services

Corporation of the City of Welland

60 East Main Street, Welland, Ontario L3B 3X4

Hours: 8:30am-4:30PM

Phone: (905)735-1700 Ext. 2310 Fax: (905)735-8772
www.welland.ca

HEfEEE
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This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender
immediately and delete all copies.
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Rachelle Larocque

_ _
From:
Sent: Octaber 15, 2020 10:35 AM
To: devserv
Cc: KMageren; LAllen Application to Amend Zoning-By-Law 2017-117
Subject: (File No. 2020-08) Application Zoning -Welland.pdf
Attachments:

WARNING: This email originated from an external sender. Official email from City of Welland email accounts
will not begin with this warning! Please do not click links or open attachments unless you are sure they are
safel

Good morning,

In regards of the enclosed memorandum, can you please send us a copy of the virtual meeting minutes once it
is available?

Thank you and Best Regards,

Anna Lo
Administrative Assistant, Real Property Management|Adjointe administrative, Gestion des propriétés

immobiliéres

The St. Lawrence Seaway Management Corporation Corporation de Gestion de la Voie Maritime du Saint-
Laurent

450-672-4115 ext. 2223 | poste 2223

https://uridefense. proofpoint.com/v2/url?u=http-3A__www.greatlakes-
2Dseaway.com&d=DwIFAw&c=euGZstcaTDIVimEN8bL7jXrwqOf-
VSA_CdpgnVfiiIVIM&r=e40ngJ_iszlHyXpKoOszESBDK62wzherMMDrLIVI&m=fBMQM4iniVU846_U—
19nkNAGx-y-MiD1cg8F ZVhUL4&s=vwlUCKC UXlemaGAe8KfO75ujv7eB5Ghb0iVaBSG7sLdTgée=
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Rachelle Larocque

e __ L
From: Neil Taylor
Sent: October 16, 2020 3.00 PM
To: Rachelle Larocque
Subject: Re: Public Information Meeting - File No. 2020-08

WARNING: This email originated from an external sender. eMail from City of Welland email accounts will not
begin with this warning! Please do not click links or open attachments unless you are sure they are safe!

Hi Rachelle:

Thank you for holding the video meeting last night. | was confused about the rear deck encroachment piece but once |
understood that the real purpose was to ensure nothing was built within 4 metres of the rear property line it made
sense. As a suggestion, you may want to think about wording it that way for clarity. That is, no rear deck, covered or
uncovered, shall come within 4 metres of the rear property fine. That would make it clearer for me, at least.

Thanks.

Neil Taylor

On Thursday, October 15, 2020, 11:25:28 a.m. EDT, Rachelle Larocque <rachelle.larocque@welland.ca> wrote:

Good morning Neil,

Here is the link to the meeting:
Topic: Public Information Meeting

Time: Oct 15, 2020 06:00 PM Eastern Time (US and Canada)

Join Zoom Meeting

hitps://zoom. us/j/95383949683?pwd=UTI5YXJEZItVY3UrVWhwSGVPTKVSUTO9

Meeting 1D: 953 8394 9683
Passcode: 726900
One tap mobile

+19204362866,,95383949683# US (New York)
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+12532158782,,95383949683# US (Tacoma)

Dial by your location

+1 929 436 2866 US (New York)

+1 253 215 8782 US (Tacoma)

+1 301 715 8592 US (Germantown)

+1 312 626 6799 US (Chicago)

+1 346 248 7799 US (Houston)

+1 669 900 6833 US (San Jose)
Meeting 1D: 853 8394 9683

Find your local number:hitps./zoom.us/WauA0DLhpo

Planning Supervisor
Planning Division

Hours:8:30am-4:30PM

www.welland.ca

[x] R Rachelle Larocque, BES, M.Sc., MCIP, RPP

Infrastructure and Development Services
Corporation of the City of Welland
60 East Main Street, Welland, Ontario L3B 3X4

Phone:(905)735-1700 Ext. 2310 Fax:(905)735-8772

i3

B EEE

This email may contain confidential and/or privileged information for the sole use of the intended recipient. Any review,
disclosure, or distribution by others is strictly prohibited. If you have received this email in error, please contact the sender

immediately and delete all copies.

From: Neil Taylor

Sent; October 14, 2020 8:51 PM

To: Rachelle Larocgue <rachelle larocque@welland.ca>
Subject: Public Information Meeting - File No. 2020-08
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C City of Welland

Infrastructure and Development Services

Planning and Building Division

60 East Main Street, Welland, ON L3B 3X4

Phone: 905-735-1700 Ext. 2251 | Fax: 905-735-8772

p—_— i
Wellal'ld Email: devserv@welland.ca | www.welland.ca

ONTARIQO» CANADA

/’J-j**-‘

October 21, 2020

ZAPH DEVELOPMENTS (NIAGARA) INC.
4000 Steeles Ave ., West Suite 203
Woodbridge ON

L4L 4V8

Dear ZAPH DEVELOPMENTS (NIAGARA) INC.

RE: Permit No. PRSF202000715
252 Midland PI

New construction - 110-Single House, single detached home, bungalow, linked
home (linked at fo - Residential
New Single Detached Dwelling

Please be advised the Permit for the above-noted project is ready to be issued.

The Permit must be posted and the drawings must be kept at the construction site throughout the
duration of the project.

Applicable Inspections:
Outside sewer and water
Footings

Foundations
Underground Plumbing
Rough-in Plumbing
HVAC Rough-in
Framing

Air Barrier

Insulation

Vapour Barrier

Final Building/Occupancy

Please remember: You must book all applicable inspections as listed on the Permit issued by
telephoning City Hall at 905-735-1700, Extension 2251 or 2257 two (2) days in advance.

ff you have any questions regarding the Permit please call Infrastructure and Development
Services - Building Division.

Briding the past, present ond fituie
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City of Welland

Infrastructure and Development Services

Planning and Building Division

60 East Main Street, Welland, ON L3B 3X4
. Phone: 905-735-1700 Ext. 2251 | Fax: 905-735-8772

We”and Email: devserv@welland.ca | www.welland.ca

/ | —-——

ONTARIO + CANADA

Infrastructure and Development Services
Building Division

Encls.

”Sﬁdg'i}ig"rhe past, present and fuiuie
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COUNCIL GENERAL MANAG

CORPORATE SERVICES — HUMAN RESOURCES | ©FO
CAO

REPORT HR-2020-0
OCTOBER 27, 202

SUBJECT: CHIEF ADMINISTRATIVE OFFICER (CAO) RECRUITMENT
AUTHOR: ANDREA DAISLEY, MANAGER OF HUMAN RESOURCES
APPROVING G.M.: STEVE ZORBAS, INTERIM CAO / GENERAL MANAGER

CORPORATE SERVICES / CFO / TREASURER

TRAVERS FITZPATRICK, GENERAL MANAGER
INFRASTRUCTURE AND DEVELOPMENT

DAN DEGAZIO, GENERAL MANAGER, ECONOMIC
DEVELOPMENT, RECREATION AND CULTURE

RECOMMENDATIONS:

1.

THAT THE COUNCIL OF THE CITY OF WELLAND receives for information Staff
Report HR-2020-06: Chief Administrative Officer (CAO) Recruitment, and further

THAT Welland City Council provide direction regarding the recruitment of the CAO
to Human Resources, and further

THAT Welland City Council approves the amendment to the CAO salary to allow
compensation at the 60" percentile, on the non-union salary schedule and further

THAT Welland City Council approves an amendment to by-law 2017-82 to remove
“1. Wages (c)"

ORIF‘ILI AL DA!‘KGROUND:

In Juné 2020 the CAQ position became vacant.

On August 18, 2020 Staff and Council, in-camera and for information only, discussed the
recruitment options available to fill the CAQ position on a permanent basis. Council also
provided direction to proceed with the appointment of Steve Zorbas as Interim CAQ.

On September 1, 2020, Council appointed Steve Zorbas as the interim CAQO, until Council
is able to determine and execute a recruitment strategy to fill the position permanently.
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COMMENTS AND ANALYSIS:

Staff present the following options for the hiring of a permanent CAO:
Option 1 - Request for Proposal and hiring of an External Recruitment Search Firm

The benefits of engaging an external recruitment search firm to conduct the CAO
recruitment include:

Specialized experience and knowledge in hiring top level executives.

Finding and recruiting candidates who might not necessarily be actively looking

for a job by connecting with them through referrals, direct contact and using their

database of candidates from past executive level recruitments.

¢ |eading the process from the recruitment phase up to and including negotiating
with the successful candidate.

» Providing a recruitment guarantee that the successful individual will remain in the

CAO position for a one or two-year time frame depending on the search firm.

The drawbacks of engaging an external recruitment search firm to conduct the CAO
recruitment include:

» A significant cost for their services.

» A significant time delay since we would need to run an RFP process to select a
recruitment firm prior to engaging the services of an external search firm. It is
anticipated that this option would take 6 months to recruit a CAO.

With this option staff recommend appointing a CAO Hiring Sub-Committee comprised of
the Mayor and four Councilors, recommended to include two female Counciltors, Chair of
the Budget Committee and Chair of the Planning Committee, to assist with the CAO
recruitment process including working with the external recruitment search firm to develop
a job posting, determine interview questions and short-list candidates for interviewing by
Council.

All members of Council will be invited to participate in the final interview of the top two-
three candidates.

If this option is chosen, the following recommendation should be considered by Council:

AND THAT Council select Option 1, directing staff to administer the selection of an
external recruitment search firm for the recruitment of the CAO;

AND THAT Council appoint a CAO Hiring Committee comprised of the Mayor, Chair of
the Budget Committee and Chair of the Planning Committee and two female Councillors
being;
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Option 2 — Conducting the recruitment process internally
The process for conducting the recruitment internally would be,

= Ajob posting based cn the job description and required education and skills would
be developed for the position.

e The job posing would be advertised in several different media outlets and
professional associations to attract quality candidates.

The benefits of conducting the CAO recruitment internally through the Human Resources
Department include:

e The cost would be less than the cost to engage an external search firm.

e Human Resources staff, in conjunction with Council, have knowledge and
understanding of the corporate culture and the specific knowledge, skills and
experience required for the CAQ position that will be used in reviewing applications
and developing a short list of candidates to interview.

« |t would save some time since selecting a recruitment firm would not be required.

The drawbacks of conducting the CAQO recruitment internally through the Human
Resources Department include:

« This may limit the number of applications as some top-level executives may prefer
a recruitment process through an external search firm or they may not see the job
posting.

e There are costs associated with posting positions on media outlets and
professional associations.

e Limited internal resources for conducting the process internally in conjunction with
other human resources department responsibilities which include labour and
employee relations matters and other recruitment files.

With this option staff recommend appointing a CAO Hiring Sub-Committee comprised of
the Mayor and four Councilors, recommended to include two female Councillors, Chair of
the Budget Committee and Chair of the Planning Committee, to assist with the CAO
recruitment process including working with Human Resources to develop a job posting,
determine interview questions and short-list candidates for interviewing by Council.

All members of Council will be invited to participate in the final interview of the top two-
three candidates.

If this option is chosen, the following recommendation should be considered by Council:

AND THAT Council select Option 2, directing staff to assist Council in the recruitment of
the CAQ;

AND THAT Council appoint a CAO Hiring Committee comprised of the Mayor, Chair of
the Budget Committee and Chair of the Planning Committee and two female Councillors
being;
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Option 3 — Request for Quote and hiring a consultant to assist Council in hiring the
Chief Administrative Officer

The hiring of the CAO would be conducted through the City's Human Resources
Department as noted in Option 2 but rather then dealing directly with the Human
Resources Manager a consultant would be hired to assist Council directly. The consultant
could be an HR Consultant or a subject matter expert consultant, such as a former CAQ.

As per the Purchasing Policy three quotes would be sought from consultants by the
Human Resources Department.

The benefits of hiring a consultant to work with the Human Resources Department
include:

» Cost would be slightly less than the cost to engage an external search firm since
most of the recruitment process would be administered by the internal Human
Resources Department.

e Having a dedicated consultant may reduce the time Council will spend on the
recruitment and recruitment refated work.

The drawbacks of hiring a consultant to work with the Human Resources Department
include:
« This may limit the number of applications as some top-level executives may prefer
a recruitment process through an external search firm or they may not see the job
posting.
e Uncertainty of the cost of a consultant. At this point no quotes have been obtained.

With this option staff recommend appointing a CAO Hiring Sub-Committee comprised of
the Mayor and four Councilors, recommended to include two female Counciliors, Chair of
the Budget Committee and Chair of the Planning Committee, to assist with the CAO
recruitment process including working with the consultant and the Human Resources
Department to develop a job posting, determine interview questions and short-list
candidates for interviewing by Council.

All members of Council will be invited to participate in the final interview of the top two-
three candidates.

If this option is chosen, the following recommendation should be considered by Council:

AND THAT Council select Option 3, directing staff to administer the selection of an
external consultant for the recruitment of the CAO

AND THAT Council appoint a CAO Hiring Committee comprised of the Mayor, Chair of
the Budget Committee and Chair of the Planning Committee and two female Councillors
being;
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Option 4 — Maintain Status Quo — Extend the current Interim CAQ role for a defined
period and postpone hiring until a later date.

Council may decide the current organizational structure is functioning well and may elect
to maintain the current Interim CAQ contract for a longer defined period of time.

The benefits of extending the contract of the Interim CAO include:
¢ Money would be saved from the recruitment process.
« Staff and Council resources would be saved from a time perspective.

The drawbacks of extending the contract of the Interim CAO include:
e Delaying the hiring of a permanent full time CAO may interrupt future strategic
plans of Council.

Option 5 — Appoint the Interim CAO to a permanent full time CAO

Council may decide the current organizational structure is functioning well and may elect
to appoint the current Interim CAQ to the permanent full time position.

The benefits of appointing the Interim CAO to a permanent full time CAO include:
e Money would be saved from the recruitment process.
¢ Staff and Council resources would be saved from a time perspective.
» Continuity of operations would be maintained by retaining the current interim CAQ.

The drawbacks of appointing the Interim CAQ to a permanent full time CAQ include:
e This process does not allow external applicants to participate in an open
recruitment process.
e This would create a need to backfill the General Manager of Corporate Services
position.

Option 6 — Do not hire a CAO

The Municipal Act requires two mandatory positions within its organization structure, the
City Clerk and a Treasurer. There is no reqguirement under the Municipal Act to hire a
CAOQ. Council could consider the merits of a non-traditional municipal structure, and
continue with an Executive Committee, without a CAOQO.

The benefits of not hiring a CAO include:
e The cost of recruitment and the cost of the CAQ'’s salary would be saved.

The drawback of nor hiring a CAO include:

e Additional work required by Council as they may be drawn into operation issues
over time and lose time and work capacity that may be dedicated to setting
priorities and setting strategic direction.

« Staff may become disengaged without a CAO to provide day to day direction and
overali guidance to implement Council's vision and strategic direction.

e May require restructuring and changing reporting relationships for departments
that currently report to the CAO and will place additional responsibilities on General
Managers.
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If options 4, 5 or 6 are selected by Council, staff recommends Council consider the
following recommendation:

AND THAT Council direct staff to schedule a closed session at the next available
opportunity to allow Council to provide direction to staff regarding the recruitment of an
Interim CAO as the discussion would include personal matters about an identifiable
individual, including municipal or local board employees and labour relations or employee
negotiations.

Projected Timelines:
Depending on the option selected by Council, the recruitment process from start to finish
is expected to take approximately 6 months. We anticipate first interviews to be scheduled

in February, 2021, second/final interviews to be scheduled in March, 2021 and for the
successful candidate to start in April, or early May, 2021.

FINANCIAL CONSIDERATION:

The estimated costs associated with each option are outlined in the table below:

Option 1 — External Recruitment Search | The costs to engage an external recruitment
Firm search firm to conduct the recruitment
would be approximately $40,000 - $60,000,
plus any out of pocket expenses the firm
incurs during the recruitment process. The
funding source will be the 2020 Corporate
Contingency

Option 2 — Use Internal HR Department | The costs associated with advertising the
position are estimated to be $2,500 - $3,000
to cover the costs associated with posting
the position on various websites and
professional associations. The funding
source will be the 2020 Corporate
Contingency

Option 3 — Use Internal HR Department | The costs associated with this option would
with the assistance of an external | be the cost of advertising as noted above
consultant and an estimated cost of $30,000 - $40,000
for the consultant. The funding source will
be the 2020 Corporate Contingency

Option 4 — Maintain Status Quo Limited costs would be associated with this
option. Discussion would need to take place
with the interim CAQ related to the potential
costs for compensation for staff who are
granted additional responsibilities due to the
advancement of the Interim CAOQ.

Option 5 — Appoint the Interim CAO to a | The costs associated with this option
Permanent Full Time CAO include replacement of the General
Manager position. Discussion would need
to take place with the interim CAO related to
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the potential costs for compensation for
staff who are granted additional
responsibilities due to the advancement of
the Interim CAO.

Option 6 — Do not hire a CAO Discussion would need to take place with
the Executive Commitiee related to the
potential costs for compensation for staff
who are granted additional responsibilities.

Other Financial Considerations:

Other costs that may be associated with recruiting a successful candidate could include
the following;
e Travel costs for a candidate to attend an in-person interview (i.e.
flight/hotel/mileage)
o Moving/Relocation expenses for the successful candidate

CAO Compensation Review

Currently, in accordance with By-Law 2017-82, since December 23, 2012 the CAO has
not received economic adjustments applicable to other non-union positions. The CAO
receives salary adjustments limited to 15% above the highest paid employee of the
Corporation.

The Corporation engaged ML Consulting to complete a review of the CAO salary. A
market study was completed using 9 Municipal comparator organizations. The results of
the review indicate that the CAO salary schedule is compensated below the median.

It is recommended that the current CAO salary be redesigned to allow compensation at
the 60" percentile, and in accordance with the market comparator group. It is further
recommended that a salary scheduled be created for the CAO position, and that
adjustments not be tied to other salaries within the Corporation.

OTHER DEPARTMENT IMPLICATIONS:

N/A

SUMMARY AND CONCLUSION:

This report was requested to provide Council information related to permanently filling the
CAO position. It is recommended that Council provide direction to the Human Resources
Department on how they wish to proceed, as well as to proceed with adjusting the CAO
salary schedule to reflect market comparators.

ATTACHMENT:

By-Law 2017-82
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